
Planning Commission

City of Fort Bragg

Meeting Agenda

416 N Franklin Street

Fort Bragg, CA  95437

Phone: (707) 961-2823   

Fax: (707) 961-2802

Town Hall, 363 N.Main Street and Via Video 

Conference

6:00 PMWednesday, June 25, 2025

MEETING CALLED TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

PLANNING COMMISSIONERS PLEASE TAKE NOTICE

Planning Commissioners are reminded that pursuant to the Council policy regarding use of electronic devices during 

public meetings adopted on November 28, 2022, all cell phones are to be turned off and there shall be no electronic 

communications during the meeting. All e-communications such as texts or emails from members of the public 

received during a meeting are to be forwarded to the City Clerk after the meeting is adjourned.

ZOOM WEBINAR INVITATION

This meeting is being presented in a hybrid format, both in person at Town Hall and via Zoom.

You are invited to a Zoom webinar.

When: Jun 25, 2025 06:00 PM Pacific Time (US and Canada)

Topic:  Planning Commission Meeting

Please click the link below to join the webinar:

https://us06web.zoom.us/j/83156040399

or Telephone Dial: 1 669 444 9171 US (*6 mute/unmute, *9 raise hand)

Webinar ID: 831 5604 0399

To speak during public comment portions of the agenda via zoom, please join the meeting and use the raise hand 

feature when the Chair or Acting Chair calls for public comment on the item you wish to address.
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June 25, 2025Planning Commission Meeting Agenda

1.  PUBLIC COMMENTS ON: (1) NON-AGENDA & (2) CONSENT CALENDAR 

ITEMS

MANNER OF ADDRESSING THE COMMISSION:  All remarks and questions shall be addressed to the Planning 

Commission; no discussion or action will be taken pursuant to the Brown Act. No person shall speak without being 

recognized by the Chair or Acting Chair. Public comments are restricted to three (3) minutes per speaker.

TIME ALLOTMENT FOR PUBLIC COMMENT ON NON-AGENDA ITEMS:  Thirty (30) minutes shall be allotted to 

receiving public comments. If necessary, the Chair or Acting Chair may allot an additional 30 minutes to public 

comments after Conduct of Business to allow those who have not yet spoken to do so. Any citizen, after being 

recognized by the Chair or Acting Chair, may speak on any topic that may be a proper subject for discussion before 

the Planning Commission for such period of time as the Chair or Acting Chair may determine is appropriate under the 

circumstances of the particular meeting, including number of persons wishing to speak or the complexity of a 

particular topic. Time limitations shall be set without regard to a speaker’s point of view or the content of the speech, 

as long as the speaker’s comments are not disruptive of the meeting.

BROWN ACT REQUIREMENTS:  The Brown Act does not allow action or discussion on items not on the agenda 

(subject to narrow exceptions). This will limit the Commissioners' response to questions and requests made during 

this comment period.

WRITTEN PUBLIC COMMENTS: Written public comments received after agenda publication are forwarded to the 

Commissioners as soon as possible after receipt and are available for inspection at City Hall, 416 N. Franklin Street, 

Fort Bragg, during normal business hours.  All comments after 2:00 PM on the day of the meeting will become a 

permanent part of the agenda packet on the day after the meeting or as soon thereafter as possible, except 

comments that are in an unrecognized file type or too large to be uploaded to the City's agenda software application. 

Public comments may be emailed to CDD@fortbragg.com.

2.  STAFF COMMENTS

3.  MATTERS FROM COMMISSIONERS

4.  CONSENT CALENDAR

All items under the Consent Calendar will be acted upon in one motion unless a Commissioner requests that an 

individual item be taken up under Conduct of Business.

Approve the Minutes of the May 14, 2025, Planning Commission Meeting25-2554A.

05122025 PC MinutesAttachments:

5.  DISCLOSURE OF EX PARTE COMMUNICATIONS ON AGENDA ITEMS

6.  PUBLIC HEARINGS

Page 2 City of Fort Bragg Printed on 6/25/2025

2

https://cityfortbragg.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7511
https://cityfortbragg.legistar.com/gateway.aspx?M=F&ID=f4d53ed3-c945-4abe-92d8-3028c6d03dbc.pdf


June 25, 2025Planning Commission Meeting Agenda

Receive a Report, Hold a Public Hearing, and Consider Adopting a Resolution 

Approving a Coastal Development Permit 3-25 (CDP 3-25) for a Proposed 

Culvert Replacement at 190 Riverview Dr.(APN 018-310-21-00). Statutorily 

exempt from CEQA pursuant to §15302c (replacement or reconstruction of 

existing structures and facilities) and §15304a (grading on land with a slope 

and minor trenching and backfilling where the surface is restored)

25-2356A.

Staff Report - Riverview Culvert Project

Att 1 - Resolution CDP 3-25, Proposed Culvert at 190 Riverview Drive

Att 2 - Site Map and Project Plans

Att 3 - Project Site Photos

Att 4 - NOPH

Attachments:

Receive a Report, Hold a Public Hearing, and Consider Adopting a Resolution 

Recommending that the City Council Approve Coastal Development Permit 

Amendment (8-24/A), Use Permit Amendment (UP 9-24/A), Design Review 

Amendment (DR 11-24/A), for an 83-Unit Multifamily Project with 1,000 SF of 

Retail Space and 2,450 SF of Visitor Serving Accommodations at 1151 South 

Main Street (APN 018-440-58) CEQA Exempt per Section 15332 - Class 32 

Infill Development Projects and 15195 Infill Housing Development

25-2656B.

Staff Memo - 1151 South Main Street

Att 3 - Response to Comments from Appeals

Att 5 - PC Resolution - 1151 S Main Street

Att 18 - Fort Bragg Traffic Study Memo

Traffic Engineer Letter Re 4-Way Stop

Public Comment

Attachments:

7.  CONDUCT OF BUSINESS

ADJOURNMENT

The adjournment time for all Planning Commission meetings is no later than 9:00 p.m. If the Commission is still in 

session at 9:00 p.m., the Commission may continue the meeting upon majority vote.

STATE OF CALIFORNIA          )

                                                  )ss.

COUNTY OF MENDOCINO     )

I declare, under penalty of perjury, that I am employed by the City of Fort Bragg and that I 

caused this agenda to be posted in the City Hall notice case on June 20, 2025.

_____________________________________________

Diana Paoli 

City Clerk
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NOTICE TO THE PUBLIC

Materials related to an item on this agenda submitted to the Commission after distribution of 

the agenda packet are available for public inspection in the Community Development 

Department at 416 North Franklin Street, Fort Bragg, California, during normal business 

hours.  Such documents are also available on the City’s website at www.fortbragg.com 

subject to staff’s ability to post the documents before the meeting.

ADA NOTICE AND HEARING IMPAIRED PROVISIONS:

It is the policy of the City of Fort Bragg to offer its public programs, services and meetings in a 

manner that is readily accessible to everyone, including those with disabilities.  Upon request, 

this agenda will be made available in appropriate alternative formats to persons with 

disabilities. 

If you need assistance to ensure your full participation, please contact the City Clerk at (707) 

961-2823. Notification 48 hours in advance of any need for assistance will enable the City to 

make reasonable arrangements to ensure accessibility.

This notice is in compliance with the Americans with Disabilities Act (28 CFR, 35.102-35.104 

ADA Title II).
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Text File

City of Fort Bragg 416 N Franklin Street

Fort Bragg, CA  95437

Phone: (707) 961-2823   

Fax: (707) 961-2802

File Number: 25-255

Agenda Date: 6/25/2025  Status: BusinessVersion: 1

File Type: MinutesIn Control: Planning Commission

Agenda Number: 4A.

Approve the Minutes of the May 14, 2025, Planning Commission Meeting 
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Text File

City of Fort Bragg 416 N Franklin Street

Fort Bragg, CA  95437

Phone: (707) 961-2823   

Fax: (707) 961-2802

File Number: 25-235

Agenda Date: 6/25/2025  Status: Public HearingVersion: 1

File Type: Planning ResolutionIn Control: Planning Commission

Agenda Number: 6A.

Receive a Report, Hold a Public Hearing, and Consider Adopting a Resolution Approving a 

Coastal Development Permit 3-25 (CDP 3-25) for a Proposed Culvert Replacement at 190 

Riverview Dr.(APN 018-310-21-00). Statutorily exempt from CEQA pursuant to §15302c 

(replacement or reconstruction of existing structures and facilities) and §15304a (grading on land 

with a slope and minor trenching and backfilling where the surface is restored)
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PLANNING COMMISSION STAFF REPORT 
 

 

TO: Planning Commission DATE: June 25, 2025 

DEPARTMENT:  Community Development 

PREPARED BY: Marie Jones Consulting 

PRESENTER: Marie Jones 

AGENDA TITLE: Receive a Report, Hold a Public Hearing, and Consider Adopting a 
Resolution Approving a Coastal Development Permit 3-25 (CDP 3-25) for a Proposed 
culvert replacement at 190 Riverview (APN 018-310-21-00). Statutorily exempt from CEQA 
pursuant to §15302c (replacement or reconstruction of existing structures and facilities) 
and §15304a (minor trenching and backfilling where the surface is restored). 

 

APPLICATION NO.: Coastal Development Permit 3-25 (CDP 3-25), Application 
submittal February 26, 2025. 

APPLICANT: City of Fort Bragg 

PROPERTY OWNER: William DeBruyn  

REQUEST: Coastal Development Permit to replace approximately 60 feet 
of a City storm drain culvert, installation of a manhole, and 
associated habitat restoration in a season creek.  

LOCATION: 190 Riverview Drive 

APN: 018-310-21-00 (0.480 acres) 

ZONING: Low Density Residential (RL)/ Coastal Zone 

ENVIRONMENTAL 

DETERMINATION: Statutorily exempt from CEQA pursuant to §15302c 
(replacement or reconstruction of existing structures and 
facilities) and §15304a (minor trenching and backfilling where 
the surface is restored). 

 
SURROUNDING 
LAND USES: 

 
 

NORTH: Single Family Residential 
EAST: Single Family Residential  
SOUTH: Noyo River and GP Haul Road  
WEST: Single Family Residential 
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APPEALABLE PROJECT: Appealable to California Coastal Commission. 
 

 

RECOMMENDED ACTION 

Adopt a Resolution Approving a Coastal Development Permit 3-25 (CDP 3-25) for a 
Proposed Culvert Replacement at 190 Riverview (APN 018-310-21-00).  

 

 

PROJECT DESCRIPTION 

Coastal Development Permit to replace approximately 60 feet of a City storm drain 
culvert, installation of a manhole, and associated habitat restoration in an unnamed 
seasonal creek. The project also includes installation of 36 SF of RSP (Rock Slope 
Protection) which will be installed at the culvert outfall to act as an energy dissipater to 
reduce the scouring power of stormwater into the unnamed stream (see Attachment 1). 

 
CONSISTENCY WITH PLANNING POLICIES 

Land Use & Zoning Standards.  

Setbacks. The proposed project is exempt from setback requirements as the culvert 
replacement will occur below ground except for the last two feet of the culvert that end 
within the resulting creek bed that is created through the runoff from the proposed 
project.  

Use. Stormwater infrastructure is a permissible use in all zoning districts.  
 
Coastal General Plan.  
 
The project, as conditioned, is consistent with the following Coastal General Plan 
Policies.  

 
Policy OS-1.3: Development in ESHA Wetlands: Diking, Filling, and Dredging of open 
coastal waters, wetlands, estuaries, and lakes shall be permitted where there is no 
feasible less environmentally damaging alternative, and where feasible mitigation 
measures have been provided to minimize adverse environmental effects, and shall be 
limited to the following uses:  

a. New or expanded port, energy, and coastal-dependent industrial facilities, 
including commercial fishing facilities.  

b. Maintaining existing or restoring previously dredged depths in existing 
navigational channels, turning basins, vessel berthing and mooring areas, and 
boat launching ramps.  

c. New or expanded boating facilities and the placement of structural pilings for 
public recreational piers that provide public access and recreational 
opportunities.  
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d. Incidental public service purposes, including but not limited to burying cables and 
pipes or inspection of piers and maintenance of existing intake and outfall 
pipelines.  

e. Restoration purposes.  
f. Nature study, aquaculture, or similar resource dependent activities. 

 
The project has been conditioned to ensure that all potential adverse 
environmental effects are minimized.  Additionally, as all of the water for 
the un-named stream originates in the culvert, removal of the culvert 
outside of the wetland would dewater and potentially destroy the wetland 
and riparian area.  

 
Policy OS-1.7 Development in areas adjacent to Environmentally Sensitive Habitat 
Areas shall be sited and designed to prevent impacts which would significantly degrade 
such areas, and shall be compatible with the continuance of such habitat areas. 
 

As conditioned the project will not have any significant habitat or 
environmental impacts on the unnamed stream.  

 
Policy OS-1.10: Permitted Uses within ESHA Buffers. Development within an 
Environmentally 
Sensitive Habitat Area buffer shall be limited to the following uses: 
a. Wetland Buffer. 

i. Uses allowed within the adjacent Wetland ESHA pursuant to Policy OS-1.3. 
ii. Nature trails and interpretive signage designed to provide information about 
the value and protection of the resources 
iii. Invasive plant eradication projects if they are designed to protect and enhance 
habitat values. 

b. Riparian Buffer. 
i. Uses allowed within the adjacent River and Stream ESHA pursuant to Policy 
OS1.5. 
ii. Uses allowed within the adjacent ESHA pursuant to Policy OS-1.6. 
iii. Buried pipelines and utility lines. 
iv. Bridges. 
v. Drainage and flood control facilities. 

c. Other types of ESHA Buffer. 
i. Uses allowed within the adjacent ESHA pursuant to Policy OS-1.6. 
ii. Buried pipelines and utility lines. 
iii. Bridges. 
iv. Drainage and flood control facilities. 

 

The proposed project site does not include ESHA plants or animals. 
Please see discussion above under Policy OS1.3.   

 
Policy OS-1.14: Vegetation Removal in ESHA. Prohibit vegetation removal in 
Environmentally Sensitive Habitat Areas and buffer areas except for: a) Vegetation 
removal authorized through coastal development permit approval to accommodate 
permissible development, b) Removal of trees for disease control, c) Vegetation removal 
for public safety purposes to abate a nuisance consistent with Coastal Act Section 
30005, or d) Removal of firewood for the personal use of the property owner at his or 

12



4 |  

 

her residence to the extent that such removal does not constitute development pursuant 
to Coastal Act Section 30106. Such activities shall be subject to restrictions to protect 
sensitive habitat values. 
 

This project will result in minimal vegetation removal and the replacement 
of non-native plants with native plants.  The project complies with this 
policy under criteria a.  

 
Program OS-1.15.1: Consult with the Department of Fish and Game, California Coastal 
Commission, and U.S. Army Corps of Engineers, as applicable, on the review of 
dredging, filling and diking plans in, or adjacent to wetlands or estuaries to establish 
mitigating measures. 
 

The City has applied for a Lake and Stream Alteration (LSA) from the Department 
of Fish and Game for this project.  The project application was referred to both 
the Coastal Commission and CDFW for comments and their comments and 
concerns were incorporated into this staff report and special conditions. CDFW 
staff participated in a site visit and reviewed the biological study and staff report 
for this permit and is satisfied that the special conditions which have been 
required through this permit will protect and or mitigate all potential negative 
impacts on biological resources from the project implementation.  

 
Policy OS-2.1 Riparian Habitat: Prevent development from destroying riparian habitat to 
the maximum feasible extent. Preserve, enhance, and restore existing riparian habitat 
in new development unless the preservation will prevent the establishment of all 
permitted uses on the property. 
 

The project includes 36 sf of impact to riparian habitat.  The project also 
includes extensive restoration of the unnamed stream through the 
removal of non-native invasives and implementation of a 5-year invasive 
plant removal and monitoring plan.  

 
Policy OS-3.1 Soil Erosion: Minimize soil erosion to prevent loss of productive soils, 
prevent landslides, and maintain infiltration capacity and soil structure. 
 

The project includes special conditions to minimize soil erosion.  
 

Policy OS-5.2: To the maximum extent feasible and balanced with permitted use, require 
that site planning, construction, and maintenance of development preserve existing 
healthy trees and native vegetation on the site. 
 

No trees will be removed as part of this project.   The project will result in 
the removal of two native plants and both will be replanted throughout the 
site as part of the restoration program for the site.  

 
Policy OS-14.3: Minimize Disturbance of Natural Vegetation. Construction shall 
minimize the disturbance of natural vegetation (including significant trees, native 
vegetation, and root structures), which are important for preventing erosion and 
sedimentation.  
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See response to Policy OS-5.2 above.  
 
Policy OS-14.4: Stabilize Soil Promptly. Development shall implement soil stabilization 
BMPs (including, but not limited to, re-vegetation) on graded or disturbed areas as soon 
as feasible.  
 

As conditioned the project complies with this policy.  
 
Policy OS-14.5: Grading During Rainy Season. Grading is prohibited during the rainy 
season (from November 1 to March 30), except in response to emergencies, unless the 
review authority determines that soil conditions at the project site are suitable, and 
adequate erosion and sedimentation control measures will be in place during all grading 
operations. 
 

As conditioned the project complies with this policy.  
 

 
COASTAL RESOURCES 
This section includes an analysis of cultural resources and ESHA for the Coastal 
Development Permit.  
 
Cultural Resources 
The proposed project area consists of a developed private graveled driveway and 
driveway verge as well as the initiation of an unnamed stream that includes bed and 
bank and some native vegetation located within a small redwood glade.  

 Excavations would include removal of the existing 60-foot-long deteriorated culvert 
and associated sinkhole.  

 The existing sinkhole would be expanded to accommodate a manhole access.  

 A small portion of the existing unnamed seasonal stream would also be impacted 
by the excavation associated with the culvert removal.  

 
These sites have been heavily impacted by past disturbance (to install the private 
driveway). This project was referred to Sherwood Valley Band of Pomo who requested 
the following special conditions:  
 

Special Condition 1: If cultural resources are encountered during construction, 
work on-site shall be temporarily halted within 50 feet and marked off of the 
discovered materials, and workers shall avoid altering the materials and their 
context until a qualified professional archaeologist and tribal monitor has 
evaluated the situation and provided appropriate recommendations. Project 
personnel shall not collect or move cultural resources. No social media posting.  
 
Special Condition 2: If human remains or burial materials are discovered during 
project construction, work within 50 feet of the discovery location, and within any 
nearby area reasonably suspected to overlie human remains, will cease (Public 
Resources Code, Section 7050.5). The Mendocino County coroner will be 
contacted. If the coroner determines that the remains are of Native American 
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origin, it is necessary to comply with state laws regarding the disposition of Native 
American remains (Public Resources Code, Section 5097).  

Environmentally Sensitive Habitat Areas.  
The Study Area includes the following land cover types: developed driveway, redwood grove, and 
stream. These communities are described below.  

o Developed: These areas consist of single-family residences and associated 
infrastructure and yards. Also, paved and gravel driveways. 

o Redwood Grove: Redwood grove is remnant stand of redwood forest that remains 
following development of the parcels. The grove is semi-contiguous with native forest 
in the vicinity. Redwood is dominant in the tree canopy. Trees are second or third 
growth, as indicated by the fairy ring habit of the trees. The understory vegetation is 
sparse due to heavy needle duff. Understory species include English Ivy (Hedera 
helix), Himalayan blackberry (Rubus armeniacus), sword fern (Polystichum munitum), 
veldt grass (Ehrharta calycina), redwood sorrel (Oxalis oregana), and crocosmia 
(Crocosmia xcrocosmiiflora). The tree canopy is continuous and the duff layer is 
thick. 

 
o Stream: The stream is not mapped as a blue-line stream on the USGS Fort Bragg 

7.5-minute topographic quad (USGS 20184) or in CARI or NWI database. The stream 
is at the bottom of a relatively steep ravine and enters a culvert at the bottom of the 
slope at the Georgia-Pacific Haul Road. The Top of Bank (TOB) is 4 to 8 feet wide. 
At the culvert outfall, the stream forms in a continuous channel with no topographic 
drops. Approximately 100 feet from the culvert, the stream becomes a series of falls 
and pools, with pool depth no more than 1 foot deep. The channel is of cobble and 
bedrock. Vegetation is absent from the channel. At the time of the site visit, water was 
flowing quickly within the stream from the culvert. Scattered riparian species are 
located along the banks of the stream, including red elderberry (Sambucus 
racemosa) and lady fern (Athyrium filix-femina), however no stand of riparian 
vegetation is present. The plants are sparse and do not form continuous canopy or 
structure. The stream is unlikely to support anadromous fish species due to the 
topographic constraints. 

 
While the Study Area is mapped as Mendocino Pygmy Cypress Forest in CNDDB 
(CDFW 20253), the Study Area does not include Mendocino Cypress Forest or 
Mendocino cypress (Hesperocyparis pygmaea).  
 
According to the Biological Assessment prepared by WRA “no special-status plants or 
wildlife were observed during the February site assessment. Based on existing 
conditions, no special-status plants are determined to have the potential to occur in the 
Study Area.”   
 
Based on existing conditions, one special-status wildlife is determined to have the 
potential to occur in the Study Area: foothill yellow-legged frog (Rana boylii, SSC). Work 
is presumed to be conducted during the dry season while the stream channel is dry. As 
such, FYLF is unlikely to be present and impacts are unlikely to occur. 

The proposed project is to replace a failing culvert that runs under Riverview Drive. The 
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outfall is at the top of the stream. The project proposes to place rip-rap at the new culvert 
outfall. The project may cause temporary loss of riparian plants, short term-release of 
contaminants (i.e., soil), increased turbidity, increased bank erosion during construction, 
and/or disruption of nesting birds. Work is presumed to be conducted during the dry 
season while the stream channel is dry. As such, FYLF is unlikely to be present and 
impacts are unlikely to occur. 

The Biological Report recommended that the following Special Conditions be 
incorporated into the project to avoid and/or reduce potential impacts to sensitive 
biological resources. 

Construction-related land disturbance will encroach into stream and associated buffer, 
causing temporary impacts. The following conditions would avoid impacts to the stream 
during and after construction.  

Special Condition 3: Construction Avoidance Measures Pre-Construction 

 All land disturbance activities shall occur during the dry season (June 
15 through October 15) and shall be suspended during unseasonable 
rainfalls of greater than one- half inch over 24-hour period, all activities 
shall cease for 24 hours after perceptible rain ceases. 

 The extent of the limit of disturbance shall be delineated and 
demarcated with high-visible construction fencing or flagging. All 
construction staff shall be made aware of the purpose of the fencing 
and will limit entry to the greatest extent feasible. 

 All vehicles and equipment scheduled for use in construction on the site 
should be clean and free of mud or vegetation that could introduce 
plant pathogens or propagules of non-native plants. This includes 
equipment hauled into the site. 

 
Special Condition 4: Construction Avoidance Measures During Construction 

 Construction staff should avoid entering the stream channel to the 
greatest extent possible. 

 No construction work should occur if water is present in channel. 

 Vegetation removal shall be limited to the minimum amount necessary. 
 No equipment or materials should be laid down within the construction 

barrier. All materials should be stored on existing hardscaped areas or, 
if laid down on existing vegetation, will only be laid down in those areas 
scheduled for excavation.  

 
Special Condition 5: Construction Avoidance Measures Post-Construction 

 The applicant shall seed (regionally appropriate natives) and mulch all 
graded areas upon completion of land disturbance. 

 The applicant shall install wet season erosion control measures and 
seed areas of bare ground prior to October 15 (or the onset of the rainy 
season)a nd remove all temporary erosion control measures prior to 
October 15 (or the onset of the rainy season). 
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Special Condition 6: Wildlife Avoidance Measures Pre-Construction 
 Work should be done between June 15 and October 15, when surface 

water will be absent.  
 The applicant shall not undertake work or operate equipment within 

the stream where surface water is present. 

 If construction, grading, and/or vegetation removal are scheduled to be 
initiated during the nesting bird season (February 1 through August 31), 
the applicant shall hire a biologist to complete a focused survey for 
active nests within the project area and surrounding 500-foot buffer 
within 7 days prior to the beginning of land disturbance or vegetation 
removal. If an active nest is found, a no-disturbance buffer should be 
implemented, appropriate for the species. No work should occur in that 
buffer until the nest is deemed inactive. If work lapses for more than 7 
continuous days within the nesting season, an additional survey would 
be recommended. If construction related activities are initiated outside 
the nesting season, no nesting surveys are required. 

 
Special Condition 7: Wildlife Avoidance Measures During Construction 

 If any wildlife is encountered during the course of construction, all work 
in the immediate area should cease and wildlife should be allowed to 
leave the construction area unharmed. 

 At the end of each workday, all trenches and holes greater than 1-foot 
deep should be completely covered with a material flush with the 
ground to prevent wildlife from entering. If trenches and holes cannot be 
completely covered, an escape ramp should be placed at each end to 
allow any wildlife that may have become entrapped in the trench to 
climb out. The ramp angle should be no greater than 30 degrees.  

 

Special Condition 8: Post Construction Revegetation and Invasive Species 
Management 

• Based on the site assessment, one red elderberry and one sword fern 
are likely to be removed during land disturbance. Within one year of 
completion of construction, the area around the stream should be 
planted with native species suitable for the site. Planting two red 
elderberries and four sword ferns in the area of land disturbance is 
recommended to replace native vegetation that may be impacted. The 
plants should be of local genetic stock10 (from Mendocino coast). If it 
is not feasible to get local stock, plants should be from the north coast 
floristic province (coastal area from Oregon state line through Marin 
County). Plants should be monitored for 5 years to ensure 
establishment. 

• Land disturbance at the culvert outlet will likely encourage the growth 
of the invasive veldt grass, crocosmia, Himalayan blackberry, white 
flowered onion (Allium triquetrum), and English ivy. Hand removal of 
these species should occur annually for 5 years following installation 
of the culvert to allow for establishment of native plantings and 
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discourage re-growth. Removal should occur prior to flowering to 
reduce potential for seed set. No weed block/landscape fabric should 
be used. Removed vegetation should be taken off site and disposed of 
properly. 

With the incorporation of these Special Conditions, all potential temporary impacts from 
construction-related activities to the stream and wildlife will be sufficiently minimized to 
have no impact on the environment. 

Visual Analysis. Visual Analysis as a part of the Coastal Development Review process 
is required for all projects located in “Potential Scenic Views Toward the Ocean or the 
Noyo River,” as shown in Map CD-1 of the Coastal General Plan. As shown on the map, 
the subject parcel is not located in such an area, nor is the project located in an area 
within viewing distance from the Noyo River bluff. The project is therefore not subject to 
the Visual Analysis requirement.  
 
Public Access. The project is not in an area used by the public to access coastal 
resources and therefore will not interfere with public access to coastal resources. 
 
Stormwater Runoff Pollution Control. As stated in the project description, the intent 
of the project is to replace an existing failing culvert.  A site-specific erosion and 
sediment control plan for the project will be prepared for the project. The plan will ensure 
that there is no sediment run-off into unnamed creek. The applicant plans to perform 
construction during the dry summer months. Nevertheless, the construction site is to be 
inspected before each rain or storm event to make sure all erosion and sediment control 
measures are in place and adequate. The site is also to be inspected after rain events 
to ensure the erosion measures are performed appropriately. The erosion control plan 
will include the measures described in the Special Condition below. 

 
Special Condition 9: The applicant shall prepare an erosion and sediment control 
plan which includes the following measures:  

 Prior to initiation of land disturbance, sediment migration and erosion 
control measures shall be deployed between the land to be disturbed and 
the stream to protect the stream and shall be located as close to the 
construction barrier as possible (i.e., as far away from the stream as 
possible). Such barriers may include weed-free hay bales, weed-free 
straw waddles, silt fencing, and/or a combination of these materials. 
Regular inspection of the barriers should be deployed and immediate 
remedies of damaged or compromised areas of the barriers. No materials 
containing monofilament can be used. 

 Spill prevention devices should be readily available during construction 
and utilized for all toxic liquids/materials including but not limited to 
gasoline, diesel, motor oil, solvents, paints, and herbicides. These 
materials should be stored 100 feet or greater from the stream. 

 All vehicles and equipment used on site should be well maintained and 
checked upon site entry for fuel, oil, and hydraulic fluid leaks or other 
problems that could result in spills of toxic materials.  
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 Drip pans and absorbent materials for equipment will be used and an 
adequate supply of these items will be available in the event they are 
needed for a spill cleanup. 

 All equipment and other construction material will be staged in designated 
areas at least 100 feet away from the unnamed creek and covered with 
plastic or tarps and secured with sand/rock bags while being stored. 

 Soils or other stockpiled materials will be covered with tarps or erosion 
control blankets secured with sand/rock bags and surrounded with a linear 
sediment barrier in the form of straw wattles or equivalent. 

 A stabilized construction entrance/exit will be established by using gravel 
and/or rumble strips to minimize mud tracking. 

 
Environmental Determination. The project is Categorically Exempt from the California 
Environmental Quality Act (CEQA), meeting the Public Resources Code  exemptions 
§15302c (replacement or reconstruction, which allows for the replacement or 
reconstruction of existing structures and facilities where the new structure will be 
located on the same site as the structure replaced, including replacement or 
reconstruction of existing utility systems and/or facilities involving negligible or no 
expansion of capacity) and §15304a and f (Subsection (a) applies to grading on land 
with a slope of less than 10 percent and subsection (f) applies to minor trenching and 
backfilling where the surface is restored). 

 

PLANNING COMMISSION ACTION 

1. Hold a hearing on the Coastal Development Permit, close the hearing, 
deliberate, and make a decision regarding the permits at this Planning 
Commission meeting. 

ALTERNATIVE ACTION 

2. Hold a hearing, close the hearing, deliberate without a decision, and revisit the 
application at the next scheduled meeting for a decision and the addition of 
any new findings. 

3. Hold the hearing, and continue the hearing to a date certain if there is 
insufficient time to obtain all input from all interested parties. At the date certain 
the Commission may then deliberate and make a decision. 

 
ATTACHMENTS 

1. Resolution of the Fort Bragg Planning Commission Approving a Coastal 
Development Permit 3-25 (CDP 3-25) for a Proposed culvert replacement at 190 
Riverview (APN 018-310-21-00), Subject to the Findings and all Standard and all 
Special Conditions. 

2. Site Location Map and Project Plans 
3. Project Site Photos 
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RESOLUTION NO. PC  -2025 

RESOLUTION OF THE FORT BRAGG PLANNING COMMISSION APPROVING A 
COASTAL DEVELOPMENT PERMIT 3-25 (CDP 3-25) FOR A PROPOSED CULVERT 

REPLACEMENT AT 190 RIVERVIEW (APN 018-310-21-00), SUBJECT TO THE 
FINDINGS AND ALL STANDARD AND SPECIAL CONDITIONS. 

 

 WHEREAS, The City of Fort Bragg (“Applicant”) submitted an applicant for: 
Coastal Development Permit 3-25 (CDP 3-25) to replace a culvert at 190 Riverview Drive 
(APN 018-310-21-00). 

 WHEREAS, 190 Riverview Drive, Fort Bragg, California is in the Low Density 
Residential (RH) Zone, Coastal Zone and no changes to the site’s current zoning 
designation are proposed under the Project; and 

 WHEREAS, the Project is subject to the Fort Bragg Coastal General Plan and 
Coastal Land Use and Development Code (CLUDC); and 

 WHEREAS, the Planning Commission held a public meeting on June 25, 2025 to 
consider the Project, accept public testimony and consider making a recommendation to 
City Council; and 

 WHEREAS, pursuant to the California Environmental Quality Act (CEQA) Section 
15332 (class 32) of the CEQA Guidelines the project is exempt from CEQA pursuant to 
§15302c (replacement or reconstruction of existing structures and facilities), §15304a 
(grading on land with a slope of less than 10 percent) and §15304a (minor trenching and 
backfilling where the surface is restored); and 

 NOW, THEREFORE, BE IT RESOLVED that the City of Fort Bragg Planning 
Commission, based on the entirety of the record before it, which includes without 
limitation, CEQA, Public Resources Code §21000, et seq. and the CEQA Guidelines, 14 
California Code of Regulations §15000, et seq.; the Fort Bragg Coastal General Plan; the 
Fort Bragg Coastal Land Use and Development Code; the Project applications; all site 
plans, and all reports and public testimony submitted as part of the Planning Commission 
meeting of June 25, 2025 and Planning Commission deliberations; and any other 
evidence (within the meaning of Public Resources Code §21080(e) and §21082.2), the 
Planning Commission of the City of Fort Bragg hereby recommend, per the analysis 
incorporated herein by reference to the project staff report, dated June 25, 2025, that the 
City Council approve Coastal Development Permit 3-25 (CDP 3-25), subject to the 
findings, standard conditions and special conditions below:  

A. General Findings 

1. The foregoing recitals are true and correct and made a part of this Resolution; 

2. The documents and other material constituting the record for these 
proceedings are located at the Community Development Department; 

3. The proposed project is consistent with the purpose and intent of the zoning 
district, as well as all other provisions of the Coastal General Plan, Coastal 
Land Use and Development Code (CLUDC), and the Fort Bragg Municipal 

20



- 2 -  

 

 

Code in general. 

 NOW, THEREFORE, BE IT RESOLVED that the Fort Bragg Planning 
Commission makes the following findings and determinations for Coastal Development 
Permit 1-25 to allow for the proposed culvert replacement at 190 Riverview Drive per 
analysis incorporated herein by reference to the project staff report, dated June 25, 2025. 

1. The proposed development as described in the application and accompanying materials, 
as modified by any conditions of approval, is in conformity with the City of Fort Bragg’s 
certified Local Coastal Program and will not adversely affect coastal resources; 

2. If the project is located between the first public road and the sea, that the project is in 
conformity with the public access and recreation policies of Chapter 3 of the Coastal Act 
of 1976 (commencing with Sections 30200 of the Public Resources Code); 

3. Feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the development on the environment; 

4. The proposed use is consistent with the purposes of the zone in which the site is 
located; 

5. The proposed development is in conformance with the City of Fort Bragg’s Coastal 
General Plan; 

6. The proposed location of the use and conditions under which it may be operated or 
maintained will not be detrimental to the public health, safety, or welfare, or materially 
injurious to properties or improvements in the vicinity; and 

7. Services, including but not limited to, water supply, sewage disposal, solid waste, and 
public roadway capacity have been considered and are adequate to serve the proposed 
development; 

8. Supplemental findings for projects located within Environmentally Sensitive Habitat 
Areas: 

I. The resource as identified will not be significantly degraded by the proposed 
development; and 

II. There is no feasible less environmentally damaging alternative; and 
III. All feasible mitigation measures capable of reducing or eliminating project related 

impacts have been adopted. 

 NOW, THEREFORE, BE IT FURTHER RESOLVED that the Fort Bragg Planning 
Commission does hereby approve Coastal Development Permit 3-25 (CDP 3-25) for a 
proposed culvert replacement at 190 Riverview Dr. subject to the following standard and 
special conditions: 

SPECIAL CONDITIONS 

1. If cultural resources are encountered during construction, work on-site shall be 
temporarily halted within 50 feet and marked off of the discovered materials, and 
workers shall avoid altering the materials and their context until a qualified 
professional archaeologist and tribal monitor has evaluated the situation and 
provided appropriate recommendations. Project personnel shall not collect or 
move cultural resources. No social media posting. 

2. If human remains or burial materials are discovered during project construction, 
work within 50 feet of the discovery location, and within any nearby area 
reasonably suspected to overlie human remains, will cease (Public Resources 
Code, Section 7050.5). The Mendocino County coroner will be contacted. If the 
coroner determines that the remains are of Native American origin, it is necessary 
to comply with state laws regarding the disposition of Native American remains 
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(Public Resources Code, Section 5097). 
3. Construction Avoidance Measures Pre-Construction 

a. All land disturbance activities shall occur during the dry season (June 15 
through October 15) and shall be suspended during unseasonable rainfalls 
of greater than one- half inch over 24-hour period, all activities shall cease 
for 24 hours after perceptible rain ceases. 

b. The extent of the limit of disturbance shall be delineated and demarcated 
with high- visible construction fencing or flagging. All construction staff 
shall be made aware of the purpose of the fencing and will limit entry to 
the greatest extent feasible. 

c. All vehicles and equipment scheduled for use in construction on the site 
should be clean and free of mud or vegetation that could introduce plant 
pathogens or propagules of non-native plants. This includes equipment 
hauled into the site. 

4. Construction Avoidance Measures During Construction 
a. Construction staff should avoid entering the stream channel to the 

greatest extent possible. 
b. No construction work should occur if water is present in channel. 
c. Vegetation removal shall be limited to the minimum amount necessary. 
d. No equipment or materials should be laid down within the construction 

barrier. All materials should be stored on existing hardscaped areas or, if 
laid down on existing vegetation, will only be laid down in those areas 
scheduled for excavation.  

5. Construction Avoidance Measures Post-Construction 

a. The applicant shall seed (regionally appropriate natives) and mulch all 
graded areas upon completion of land disturbance. 

b. The applicant shall install wet season erosion control measures and seed 
areas of bare ground prior to October 15 (or the onset of the rainy season), 
and remove all temporary erosion control measures prior to October 15 (or 
the onset of the rainy season). 

6.  Wildlife Avoidance Measures Pre-Construction 
a. Work should be done between June 15 and October 15, when surface 

water will be absent.  
b. The applicant shall not undertake work or operate equipment within the 

stream where surface water is present. 

c. If construction, grading, and/or vegetation removal are scheduled to be 
initiated during the nesting bird season (February 1 through August 31), the 
applicant shall hire a biologist to complete a focused survey for active 
nests within the project area and surrounding 500-foot buffer within 7 days 
prior to the beginning of land disturbance or vegetation removal. If an 
active nest is found, a no-disturbance buffer should be implemented, 
appropriate for the species. No work should occur in that buffer until the 
nest is deemed inactive. If work lapses for more than 7 continuous days 
within the nesting season, an additional survey would be recommended. 
If construction related activities are initiated outside the nesting season, 
no nesting surveys are required. 

7. Wildlife Avoidance Measures During Construction 
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a. If any wildlife is encountered during the course of construction, all work in 
the immediate area should cease and wildlife should be allowed to leave 
the construction area unharmed. 

b. At the end of each workday, all trenches and holes greater than 1-foot 
deep should be completely covered with a material flush with the ground 
to prevent wildlife from entering. If cannot be completely covered, an 
escape ramp should be placed at each end to allow any wildlife that may 
have become entrapped in the trench to climb out. The ramp angle should 
be no greater than 30 degrees.  

8. Post Construction Revegetation and Invasive Species Management 
a. Based on the site assessment, one red elderberry and one sword fern are 

likely to be removed during land disturbance. Within one year of completion 
of construction, the area around the stream should be planted with native 
species suitable for the site. Planting two red elderberry and four sword 
fern in the area of land disturbance is recommended to replace native 
vegetation that may be impacted. The plants should be of local genetic 
stock10 (from Mendocino coast). If it is not feasible to get local stock, plants 
should be from the north coast floristic province (coastal area from Oregon 
state line through Marin County). Plants should be monitored for 5 years 
to ensure establishment. 

b. Land disturbance at the culvert outlet will likely encourage the growth of 
the invasive veldt grass, crocosmia, Himalayan blackberry, white flowered 
onion (Allium triquetrum), and English ivy. Hand removal of these species 
should occur annually for 5 years following installation of the culvert to 
allow for establishment of native plantings and discourage re-growth. 
Removal should occur prior to flowering to reduce potential for seed set. 
No weed block/landscape fabric should be used. Removed vegetation 
should be taken off site and disposed of properly. 

9. The applicant shall prepare an erosion and sediment control plan which includes 
the following measures:  

a. Prior to initiation of land disturbance, sediment migration and erosion 
control measures shall be deployed between the land to be disturbed and 
the stream to protect the stream and shall be located as close to the 
construction barrier as possible (i.e., as far away from the stream as 
possible). Such barriers may include weed-free hay bales, weed-free straw 
waddles, silt fencing, and/or a combination of these materials. Regular 
inspection of the barriers should be deployed and immediate remedies of 
damaged or compromised areas of the barriers. No materials containing 
monofilament can be used. 

b. Spill prevention devices should be readily available during construction 
and utilized for all toxic liquids/materials including but not limited to 
gasoline, diesel, motor oil, solvents, paints, and herbicides. These 
materials should be stored 100 feet or greater from the stream. 

c. All vehicles and equipment used on site should be well maintained and 
checked upon site entry for fuel, oil, and hydraulic fluid leaks or other 
problems that could result in spills of toxic materials.  

d. Drip pans and absorbent materials for equipment will be used and an 
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adequate supply of these items will be available in the event they are 
needed for a spill cleanup. 

STANDARD CONDITIONS 

1. This action shall become final on the 11th day following the Planning Commission 
decision.  

2. The use and occupancy of the premises shall be established and maintained in 
conformance with the requirements of this permit and all applicable provisions of 
the CLUDC. 

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

4. This permit shall be subject to the securing of all necessary permits for the 
proposed development from City, County, State, and Federal agencies having 
jurisdiction. All plans submitted with the required permit applications shall be 
consistent with this approval. All construction shall be consistent with all Building, 
Fire, and Health code considerations as well as other applicable agency codes. 

5. The applicant shall secure all required building permits for the proposed project 
as required by the Mendocino County Building Department. 

6. If any person excavating or otherwise disturbing the earth discovers any 
archaeological site during project construction, the following actions shall be 
taken: 1) cease and desist from all further excavation and disturbances within 25 
feet of the discovery; 2) notify the Fort Bragg Community Development 
Department within 24 hours of the discovery; and 3) retain a professional 
archaeologist to determine appropriate action in consultation with stakeholders 
such as Native American groups that have ties to the area. 

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

a. That such permit was obtained or extended by fraud. 
b. That one or more of the conditions upon which such permit was granted 

have been violated. 
c. That the use for which the permit was granted is so conducted as to be 

detrimental to the public health, welfare or safety, or as 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 conditions. 

8. Unless a condition of approval or other provision of the Coastal Land Use and 
Development Code establishes a different time limit, any permit or approval not 
exercised within 24 months of approval shall expire and become void, except 
where an extension of time is approved in compliance with CLUDC Subsection 
17.76.070(B). 

NOW, THEREFORE, BE IT FURTHER RESOLVED that this Resolution shall 
become effective immediately upon its passage and adoption. 
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 The above and foregoing Resolution was introduced by _____________, 
seconded by _________, and passed and adopted at a regular meeting of the 
Planning Commission of the City of Fort Bragg held on the 25th day of June 2025 
by the following vote: 

 AYES:   
 NOES:  
 ABSENT:  
 ABSTAIN:  
           RECUSE:  
 
      David Jensen, Chair 
ATTEST: 

 

Diana Paoli  
City Clerk 
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870-38  Highway Design Manual 
May 20, 2022 
 

Table 873.3A 

RSP Class by Median Particle Size(3) 

Nominal RSP Class 
by Median Particle 

Size(3) 

d15 

(in) 
d50 

(in) 
d100 

(in) Placement 
Method 

Class (1), 

(2) Size (in) Min Max Min Max Max 

I 6 3.7 5.2 5.7 6.9 12.0 B 
II 9 5.5 7.8 8.5 10.5 18.0 B 
III 12 7.3 10.5 11.5 14.0 24.0 B 
IV 15 9.2 13.0 14.5 17.5 30.0 B 
V 18 11.0 15.5 17.0 20.5 36.0 B 
VI 21 13.0 18.5 20.0 24.0 42.0 A or B 
VII 24 14.5 21.0 23.0 27.5 48.0 A or B 
VIII 30 18.5 26.0 28.5 34.5 48.0 A or B 
IX 36 22.0 31.5 34.0 41.5 52.8 A 
X 42 25.5 36.5 40.0 48.5 60.5 A 
XI 46 28.0 39.4 43.7 53.1 66.6 A 

NOTES: 
(1)Rock grading and quality requirements per Standard Specifications. 
(2)RSP-fabric Type of geotextile and quality requirements per Section 96 Rock Slope Protection Fabric of the 
Standard Specifications.  For RSP Classes I thru VIII, use Class 8 RSP-fabric which has lower weight per unit area 
and it also has lower toughness (tensile x elongation, both at break) than Class 10 RSP-fabric.  For RSP Classes 
IX thru XI, use Class 10 RSP-fabric. 
(3)Intermediate, or B dimension (i.e., width) where A dimension is length, and C dimension is thickness. 

 
  

RSP Fabric - US Fabrics Incorporated product No. US 225NWE or
equal.
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Photo 1. Culvert outfall from the eastern side (looking west).

Photo 2. Close up of culvert and stream.

Attachment A. Site Photographs 1
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Photo 3. Looking upstream towards the culvert from downstream.

Photo 4. Looking north towards the culvert from the west bank.

Attachment A. Site Photographs 2
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Text File

City of Fort Bragg 416 N Franklin Street

Fort Bragg, CA  95437

Phone: (707) 961-2823   

Fax: (707) 961-2802

File Number: 25-265

Agenda Date: 6/25/2025  Status: Public HearingVersion: 1

File Type: Planning ResolutionIn Control: Planning Commission

Agenda Number: 6B.

Receive a Report, Hold a Public Hearing, and Consider Adopting a Resolution Recommending 

that the City Council Approve Coastal Development Permit Amendment (8-24/A), Use Permit 

Amendment (UP 9-24/A), Design Review Amendment (DR 11-24/A), for an 83-Unit Multifamily 

Project with 1,000 SF of Retail Space and 2,450 SF of Visitor Serving Accommodations at 1151 

South Main Street (APN 018-440-58) CEQA Exempt per Section 15332 - Class 32 Infill 

Development Projects and 15195 Infill Housing Development

Page 1  City of Fort Bragg Printed on 6/25/2025
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MEMO 
 

 
TO:                           Planning Commission  DATE: June 25, 2025 
 
DEPARTMENT:       Community Development 
 
PREPARED BY:      Marie Jones, MJC 
 
PRESENTER:          Marie Jones, MJC 
 
AGENDA TITLE: RECEIVE REPORT AND CONSIDER APPROVAL OF COASTAL 
DEVELOPMENT PERMIT AMENDMENT (8-24/A), USE PERMIT AMENDMENT (UP 9-
24/A, DESIGN REVIEW AMENDMENT (DR 11-24/A), FOR AN 83-UNIT MULTIFAMILY 
PROJECT WITH 1,000 SF OF RETAIL SPACE AND 2,450 SF OF VISITOR SERVING 
ACCOMMODATIONS AT 1151 SOUTH MAIN STREET (APN 018-440-58). 
 

 This hearing is continued from the hearing of June 18, 2025 before the Planning 
Commission.   Please see the Agenda for the June 18th Public Hearing, located at 
the link below, to review the staff report and attachments for this project.  
June 18th City Council Agenda 

 

 The Response to Comments item has been updated (Attachment 3) to this memo 
to include responses to both appeals.   

 A revised Planning Commission resolution has been attached to the memo to 
include new special conditions recommended by the Planning Commission at the 
June 18th Public Hearing (Attachment 5).    

 Special Condition 44 in the resolution has been further modified because the City 
has no legal authority to require the applicant to pay for improvements to fix pre-
existing roadway safety issues. Additionally, Ocean View Drive is owned and under 
County jurisdiction for much of its length.   The City will need to work directly with 
the County to identify, address and resolve any existing safety issues.  

 Based on comments received at the public hearing regarding traffic, a traffic 
analysis is being prepared by a traffic engineer for this project.  That analysis will 
be completed on Monday and will be added as an attachment to this memo on 
Monday 6/23/2025.  Special Condition 44 may be further modified based on the 
traffic analysis.  

 
New & Replacement Attachments. 

 Attachment 3 - Revised Response to Comments from Appeals 

 Attachment 5 - Revised Planning Commission Resolution  

 Attachment 18 - Traffic Memo 
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Attachment 3: Response to Comments Made in Appeals to the Coastal 

Commission 

Note: The numbers in the left-hand column refer to subsequent paragraphs in the appeal 

(Attachment 3), and the responses on the right either direct the reader to specific [pages 

of the 3-24-2025 staff report, the 9-11-2025 Staff Report or provides direct response.  The 

term of art “Comment Noted” indicates that the paragraph or section of the appeal does 

not include and specific information that requires a response. 

Response to comments from Paul Clark (PC) Appeal.  

Comment 
# 

Response 

PC-1 The proposed residential units are not located “upon the water”. “Barrier of 
bedrooms” is not a use type in our zoning code and does not effectively 
describe a project which is composed of seven different buildings with 
views between them to the ocean.   

PC-2 See the analysis of the project compliance with Land Use Regulations 
Page 5 through 6.  See also the Density Bonus Law analysis starting on 
page 17 through Page 20.   This issue has been addressed in the revised 
project description.   

PC-3 See comment for PC-2 above.  

PC-4 Comment noted.  

PC-5 Comment noted.  

PC-6 Comment noted.  

PC-7 Please see the visual analysis section of the City Council staff report dated 
3-24-2025. As clearly described in the staff report this distant highly filtered 
coastal view is not protected by the City’s certified LCP. Please see the 
Visual Resources analysis of the Staff Report Dated 3-24-2025 pages 25-
29.  

PC-8 The appellants visual of the impact of the project on coastal views is not 
an illustration of the project on site and is irrelevant to this project as these 
elevations are in a generic location.  They do not illustrate potential impacts 
to costal views. Please see the elevation illustration Figure 8 in the Staff 
Report Dated 3-24-2025 which illustrates the retention of the best views to 
the ocean through the project.   

PC-9 Paul Clark’s Attorney is incorrect.   Per Fort Bragg’s City Attorney, Gov 
Code Section 65589.5 does apply to this project.  Gov Code 65589.5(j) 
applies to all housing projects with less than 20% of units affordable to low 
and moderate income households (e.g. the proposed project).  

(j) (1) When a proposed housing development project complies with 
applicable, objective general plan, zoning, and subdivision standards and 
criteria, including design review standards, in effect at the time that the 
application was deemed complete, but the local agency proposes to 
disapprove the project or to impose a condition that the project be 
developed at a lower density, the local agency shall base its decision 
regarding the proposed housing development project upon written 
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findings supported by a preponderance of the evidence on the record that 
both of the following conditions exist: 
(A) The housing development project would have a specific, adverse 

impact upon the public health or safety unless the project is 
disapproved or approved upon the condition that the project be 
developed at a lower density. As used in this paragraph, a “specific, 
adverse impact” means a significant, quantifiable, direct, and 
unavoidable impact, based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on 
the date the application was deemed complete. 

(B) There is no feasible method to satisfactorily mitigate or avoid the 
adverse impact identified pursuant to paragraph (1), other than the 
disapproval of the housing development project or the approval of the 
project upon the condition that it be developed at a lower density. 

This is the standard referenced at the Public Hearing.  The attorney for Mr. 
Clark instead references a different section of the code that applies only to 
affordable housing projects, while the planner referenced section J of the 
government code that applies to ALL housing projects 65589.5(j).   

PC-10 Paul Clark’s Attorney is incorrect.  The findings sections of City Council’s 
resolution refers to the entire staff report and all attachments for each 
development permit. The Staff Report provides more than adequate 
evidence in the record to support the City Council’s findings for the Coastal 
Development Permit, Use Permit, Design Review Permit, Sign Permit and 
CEQA exemptions.  

PC-11 Paul Clark’s Attorney is incorrect.  Section 15192 does apply to projects 
that rent at least 5% of units to very low-income households.  This 
proposed project complies with that standard. Eight of the 83 units will be 
rented to very low-income housing. See the Housing Infill Exemption 
analysis on Page 35 of the staff report dated 6-11-2025. 

PC-12 Comments noted and already responded to see responses for PC-8, PC-
2. Mission statements are not regulatory.  Only General Plan policies are 
regulatory.  From Section F of Chapter 1 of the Coastal General Plan which 
defines the purpose of a Policy: ” Policy: A specific mandatory statement 
binding the City’s action and establishing the standard of review to 
determine whether land use and development decisions, zoning changes 
or other City actions are consistent with the Coastal General Plan.” 

PC-13 This issue has already been addressed in the staff report and in this 
response to comments. See the analysis of the project compliance with 
Land Use Regulations Page 5 through 6.  See also the Density Bonus Law 
analysis starting on page 17 through Page 20.   This issue has been 
addressed in the revised project description.   

PC-14 This policy was extensively addressed in the Staff Report Dated 3-24-2025 
see pages 33-37 regarding service capacity and pages 22-24 of the Staff 
report dated 6-11-2025.  The proposed project would not reduce service 
capacity in any meaningful way. The City has more than enough service 
capacity to serve existing, authorized and probable priority uses. All 
existing uses are adequately served with existing services.  The only 
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authorized and proposed priority uses in the Coastal Zone include the 
Noyo Center for Marine Sciences (a small marine research facility with 
limited water needs), a fire station replacement project which will not add 
to water demand, and the establishment of a dance hall.  Even if these 
uses are combined with this proposed mixed use project, they will not even 
begin to exceed the City’s current capacity to provide services.   

PC-15 The proposed project complies with this policy as it includes commercial 
activities (hotel suites and a retail store) in conjunction with residential 
uses.  

PC-16 Please see the public access discussion in the Staff Report dated 6-11-
2025 pages 21-22 and the response to Policy LU-5.3 on the bottom of page 
6 of the staff report dated 6-11-2025.  

PC-17 Comment noted.  

PC-18 Comment noted and already answered.  

PC-19 Comment noted and already answered 

PC-20 See the circulation discussion in the staff report for the CDP amendment, 
pages 24-27.  

PC-21 Comment noted.  

 

Response to Comments for Appeal of Judy Mashour-Azad (JMA).  

JMA-1 See the circulation discussion in the staff report dated 5-11-2025 for the 
CDP amendment, pages 24-27. 

JMA-2 Please see the visual anal.ysis section of the City Council staff report dated 
3-24-2025 pages 25-29 As clearly described in the staff report this distant 
highly filtered coastal view is not protected by the City’s certified LCP.  

JMA-3 See answer to JMA-2 above.  

JMA-4 The project does not include alteration of natural landforms. 

JMA-5 Please see design review analysis from both staff reports.  

JMA-6 This location is not a special community, please see discussion on page 9 
of staff report dated 6-11-2025 

JMA-7 The city has a housing crisis, with very high housing costs.  Please see 
the Market and Feasibility study for this project.    

JMA-8 See the analysis of the projects’ compliance with Land Use Regulations 
Page 5 through 6 of the staff report dated 6-11-2025.  See also the Density 
Bonus Law analysis starting on page 17 through Page 20 of the staff report 
dated 6-11-2025.   This issue has also been addressed in the revised 
project description which includes visitor serving commercial uses.  

JMA-9 Please see the GHG emissions discussion in the staff report Dated 6-11-
2025, page 27-29.  

JMA-10 Please see the stormwater discussion in the staff report dated 3-24-2025 
pages 39-57.  The project includes countless special conditions to ensure 
that contaminants do not enter the ground water.  See especially special 
conditions 24, 25, 26, 27, 29, 31, 32 and especially Special Condition 28 
which requires the applicant to submit a water quality management plan, 
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SWIPP and Runoff Mitigation Plan to ensure that the project meets all 
local, state and federal regulations regarding water quality.  

JMA-11 Please see the public access discussion in the Staff Report dated 6-11-
2025 pages 21-22 and the response to Policy LU-5.3 on the bottom of 
page 6 of the staff report dated 6-11-2025. 
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RESOLUTION NO. PC 15-2025 

RESOLUTION OF THE FORT BRAGG PLANNING COMMISSION RECOMMENDING 
THAT FORT BRAGG CITY COUNCIL APPROVE COASTAL DEVELOPMENT 

PERMIT AMENDMENT (8-24/A), USE PERMIT AMENDMENT (UP 9-24/A), DESIGN 
REVIEW AMENDMENT (DR 11-24/A), FOR AN 83-UNIT MULTIFAMILY PROJECT 

WITH 1,000 SF OF RETAIL SPACE AND 2,450 SF OF VISITOR SERVING 
ACCOMMODATIONS AT 1151 SOUTH MAIN STREET (APN 018-440-58), SUBJECT 

TO THE FINDINGS AND ALL STANDARD AND SPECIAL CONDITIONS. 
 

 WHEREAS, Akashdeep Grewal (“Applicant”) submitted an applicant for: Coastal 
Development Permit 8-24/A (CDP 8-24), Design Review 11-24 (DR 11-24), Use Permit 
9-24 (UP 9-24), and Sign Permit 20-24 (SP 20-24) to construct a multifamily apartment 
project at 1151 South Main Street. 

 WHEREAS, 1151 South Main Street, Fort Bragg, California (Assessor Parcel 
Number: 018-440-58) is in the Highway Commercial (CH) Zone, Coastal Zone and no 
changes to the site’s current zoning designation are proposed under the Project; and 

 WHEREAS, the Project is subject to the Fort Bragg Coastal General Plan and 
Coastal Land Use and Development Code (CLUDC); and 

 WHEREAS, Section 17.32.020 of the CLUDC requires the City Council to provide 
preliminary approval or disapproval of applicant-requested incentives, modifications, or 
waivers of development or zoning standards for the development of new multifamily 
housing units that include inclusionary housing units; and 

 WHEREAS, the City Council held a public hearing on November 12, 2024, to 
accept public testimony and provided preliminary conceptual approval of two inclusionary 
housing incentives for the proposed Project; and 

 WHEREAS, the Planning Commission held a public meeting on March 12, 2025 
to consider the Project, accept public testimony and consider making a recommendation 
to City Council; and 

 WHEREAS, the City Council held a public hearing on March 24, 2025 and 
accepted public testimony and approved all the project permits and the CEQA exemption 
for the project; and 

 WHEREAS, On April 5, 2025 the City Council’s approval was appealed by project 
neighbors Judy Mashhour-Azad; and  

 WHEREAS, On April 10, 2025 the City Council’s approval was appealed by Paul 
Clark represented by Vannucci Momsen Morrow Attorneys. 

 WHEREAS, On April 11th, the Coastal Commission staff notified the City of the 
appeal. 

 WHEREAS, On May 8th Coastal Commission, City Staff and the applicant 
discussed the project and agreed to revise the project to address concerns of Coastal 
Commission staff; and 
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 WHEREAS, the applicant submitted a revised project application on May 27, 2025; 
and 

 WHEREAS, the Planning Commission held a public hearing on June 11, 2025 
which was continued to June 18th and June 25th to consider the Project, accept public 
testimony and consider making a recommendation to City Council; and  

 WHEREAS, the City Council will have the final approval authority over the 
inclusionary housing incentives awarded for this project and therefore will have authority 
overall all project entitlements; and 

 WHEREAS, pursuant to the California Environmental Quality Act (CEQA) Section 
15332 (class 32) of the CEQA Guidelines the project is exempt from CEQA as an “In-Fill 
Development Project” and per Section 15192 as an “Infill Housing Development,” and 

 NOW, THEREFORE, BE IT RESOLVED that the City of Fort Bragg City Council, 
based on the entirety of the record before it, which includes without limitation, CEQA, 
Public Resources Code §21000, et seq. and the CEQA Guidelines, 14 California Code of 
Regulations §15000, et seq.; the Fort Bragg Coastal General Plan; the Fort Bragg Coastal 
Land Use and Development Code; the Project applications; all site plans, and all reports 
and public testimony submitted as part of the Planning Commission meeting of June 11, 
2025 and Planning Commission deliberations; and any other evidence (within the 
meaning of Public Resources Code §21080(e) and §21082.2), the City Council of the City 
of Fort Bragg, per the analysis incorporated herein by to the project staff reports, dated 
June 25, June 18, June 11 and March 24, 2025, hereby recommends that the City 
approve Coastal Development Permit 8-24/A(CDP 8-24), Design Review 11-24 (DR 11-
24), Use Permit 9-24 (UP 9-24), and Sign Permit 20-24 (SP 20-24), subject to the findings, 
standard conditions and special conditions below:  

A. General Findings 

1. The foregoing recitals are true and correct and made a part of this Resolution; 

2. The documents and other material constituting the record for these 
proceedings are located at the Community Development Department; 

3. The proposed project is consistent with the purpose and intent of the zoning 
district, as well as all other provisions of the Coastal General Plan, Coastal 
Land Use and Development Code (ILUDC), and the Fort Bragg Municipal 
Code in general. 

 NOW, THEREFORE, BE IT RESOLVED that The Fort Bragg Planning 
Commission Recommends that the Fort Bragg City Council makes the following findings 
and determinations for Coastal Development Permit 8-24/Ato allow for the construction 
of an 83-unit mixed-use project proposed for at 1151 South Main Street per analysis 
incorporated herein by reference to the project staff reports and memos, dated June 25, 
June 18, June 11, 2025 and March 24, 2025. 

1. Feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the development on the 
environment. 

2. The proposed use is consistent with the purposes of the zone in which the site is 
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located. 
3. The proposed development is in conformance with the City of Fort Bragg’s 

Coastal General Plan. 
4. The proposed location of the use and conditions under which it may be operated 

or maintained will not be detrimental to the public health, safety or welfare, or 
materially injurious to properties or improvements in the vicinity. 

5. Services, including but not limited to, water supply, sewage disposal, solid waste, 
and public roadway capacity have been considered and are adequate to serve 
the proposed development. 

6. The Project is located between the first public road and the sea. 
7. Project does not involve any geologic, floor or fire hazards, and the Project is not 

located within an Environmentally Sensitive Habitat Area. 

 NOW, THEREFORE, BE IT RESOLVED that The Fort Bragg Planning 
Commission recommends that the Fort Bragg City Council makes the following findings 
and determinations for Use Permit 9-25/A to allow for the construction of an 83-unit 
mixed-use project proposed for 1151 South Main Street per analysis incorporated herein 
by reference to the project staff reports, dated June 25, June 18, June 11, and March 
24, 2025. 

1. The proposed use is consistent with the General Plan, any applicable specific 
plan, and the Local Coastal Program; 

2. The proposed use is allowed within the applicable zoning district and complies 
with all other applicable provisions of this Development Code and the Municipal 
Code; 

3.    The design, location, size, and operating characteristics of the proposed activity 
are compatible with the existing and future land uses in the vicinity; 

4.    The site is physically suitable in terms of design, location, shape, size, operating 
characteristics, and the provision of public and emergency vehicle (e.g., fire and 
medical) access and public services and utilities (e.g., fire protection, police 
protection, potable water, schools, solid waste collection and disposal, storm 
drainage, wastewater collection, treatment, and disposal, etc.), to ensure that 
the type, density, and intensity of use being proposed would not endanger, 
jeopardize, or otherwise constitute a hazard to the public interest, health, safety, 
convenience, or welfare, or be materially injurious to the improvements, persons, 
property, or uses in the vicinity and zoning district in which the property is 
located. 

5.  The proposed use complies with any findings required by Section 17.22.030 
(Commercial District Land Uses and Permit Requirements). 

a. Secondary uses oriented to local clientele may be permitted where the 
primary use of a site is oriented to or serves visitor, regional, or transient 
traffic; 

b. Secondary uses may be allowed where primary uses are precluded 
because of environmental concerns or other site-specific problems; and 

c. The use is generally vehicular-oriented unless part of a larger visitor-
oriented complex. 
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 NOW, THEREFORE, BE IT RESOLVED that The Fort Bragg Planning 
Commission recommends that the Fort Bragg City Council makes the following findings 
and determinations for Design Review Permit 11-25/A to allow for the construction of an 
83-unit mixed-use project proposed for 1151 South Main Street per analysis incorporated 
herein by reference to the project staff reports, dated June 25, June 18, June 11, and 
March 24, 2025. 

1. Complies with the purpose and requirements of this Section (Design Review in the 
CLUDC) 

2. Provides architectural design, building massing, and scale appropriate to and 
compatible with the site surroundings and the community. 

3. Provides attractive and desirable site layout and design, including building 
arrangement, exterior appearance and setbacks, drainage, fences and walls, 
grading, landscaping, lighting, signs, etc. 

4. Provides efficient and safe public access, circulation and parking. 
5. Provides appropriate open space and landscaping, including the use of water 

efficient landscaping. 
6. Is consistent with the Coastal General Plan, and applicable specific plan, and the 

certified Local Coastal Program. 
7. Complies and is consistent with the City’s Design Guidelines. 

  
NOW, THEREFORE, BE IT RESOLVED that the Fort Bragg City Council does hereby 
approve the following project incentives to allow for the construction of an 83-unit mixed-
use project proposed for 1151 South Main Street per analysis incorporated herein by 
reference to the project staff reports, dated June 25, June 18, June 11, and March 24, 
2025:  

1. Increase the height limit for the proposed project from 28 feet to 38 feet; and 
2. Allow a minimum balcony size of 42 SF, and the project shall provide the 

range of balcony sizes illustrated in the project plans. 
3. The applicant may construct a multifamily residential project with a Use Permit 

as permitted in the Zoning Ordinance with 2,450 SF of hotel units (4 units) on 
the Ground Floor of Building 3 and one 1,000 SF visitor serving use (retail) as 
described in the staff report.    

 

NOW, THEREFORE, BE IT RESOLVED that The Fort Bragg Planning Commission 
recommends that the Fort Bragg City Council makes the following findings and 
determinations for the Density Bonus Law incentives to allow for the construction of an 
83-unit mixed-use project proposed for 1151 South Main Street per analysis incorporated 
herein by reference to the project staff reports, dated June 25, June 18, June 11, and 
March 24, 2025. 

1. The requested incentives are required in order to provide for affordable housing 
costs as defined in Health and Safety Code Section 50052.5, or for rents for 
the targeted units to be set in compliance with Government Code Section 
65915(c). 

2. The concession or incentive will not have a specific adverse impact, as defined 
by Government Code Section 65589.5(d)(2), upon public health and safety, or 
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the physical environment, or on any real property listed in the California 
Register of Historical Resources and for which there is no feasible method to 
satisfactorily mitigate or avoid the specific adverse impact without rendering the 
development unaffordable to low and moderate income households. 

3. The City has determined that the development incentives requested will not 
have any adverse effects on coastal resources. 

4. The project is not feasible if the applicant must replace 9,560 SF of housing 
units with visitor-serving commercial space, which is very likely not a viable 
use.  

5. This site has remained undeveloped for over 40 years, since it was first 
subdivided as part of the former cattle ranch. This indicates that there is 
insufficient demand to support visitor serving uses on this site.  Indeed, the only 
other development proposal for this site in 40 years was an auto parts store, 
which is also not a visitor serving use.  

6. The Fort Bragg City Council has identified workforce housing development as 
a top priority in the City’s Strategic Plan and set a goal to develop 200 units of 
housing in Fort Bragg by 2026.  

7. The Coastal Commission implements the California Coastal Act of 1976, and  
Section 30604(f) of the Coastal Act requires the Commission to encourage 
housing opportunities for persons of low or moderate income.  

“Section 30604 (f) The commission shall encourage housing 
opportunities for persons of low and moderate income. In reviewing 
residential development applications for low- and moderate-income 
housing, as defined in paragraph (3) of subdivision (h) of Section 
65589.5 of the Government Code, the issuing agency or the 
commission, on appeal, may not require measures that reduce 
residential densities below the density sought by an applicant if the 
density sought is within the permitted density or range of density 
established by local zoning plus the additional density permitted 
under Section 65915 of the Government Code, unless the issuing 
agency or the commission on appeal makes a finding, based on 
substantial evidence in the record, that the density sought by the 
applicant cannot feasibly be accommodated on the site in a manner 
that is in conformity.” 

8. The State of California has passed regulations to streamline and facilitate the 
construction of market rate and affordable multifamily developments including 
regulations that limit the ability of local jurisdictions to deny multifamily housing 
projects based on subjective criteria and the requirement to provide housing 
incentives and density bonuses for project that include affordable housing.  
Statewide housing laws, such as Density Bonus Law, the Housing 
Accountability Act, and the Housing Crisis Act, apply in the coastal zone in 
ways that are also consistent with the Coastal Act. 

9. There are relatively few large parcels in Fort Bragg that support multifamily 
housing, as identified in the City’s vacant parcel inventory.  Most vacant parcels 
that can accommodate multifamily housing have an environmental constraint. 
This parcel does not have any environmental constraints.  
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10. There are ten vacant parcels zoned Highway Commercial in the Coastal zone 
of Fort Bragg.  These parcels total 30+ acres so there is significant vacant land 
to meet future visitor serving needs.   

11. Workforce housing supports visitor serving uses by ensuring that there are 
sufficient units for workers in restaurants, hotels, parks, retail stores, etc. This 
has become a crisis on the Mendocino Coast because more residential units in 
the County have been converted into vacation rentals than have been built in 
the past twenty years.  The conversion of housing into vacation rentals in the 
County has made housing a critical support sector for the visitor serving 
economy on the coast while it has weakened the hotel market in Fort Bragg.  

 

NOW, THEREFORE, BE IT FURTHER RESOLVED that The Fort Bragg Planning 
Commission Recommends that the Fort Bragg City Council make the following findings 
and determinations regarding the Sign Review Permit SP 20-24 for this project per the 
analysis incorporated herein by reference to the project staff reports dated June 25, June 
18, June 11, and March 24, 2025: 

1. The proposed signs do not exceed the standards of Sections 17.38.070 (Zoning 
District Sign Standards) and 17.38.080 (Standards for Specific Sign Types), and 
are of the minimum size and height necessary to enable pedestrians and 
motorists to readily identify the facility or site from a sufficient distance to safely 
and conveniently access the facility or site; 

2. That the placement of the sign on the site is appropriate for the height and area 
of a freestanding or projecting sign; 

3. That a flush or projecting sign relates to the architectural design of the structure. 
Signs that cover windows, or that spill over natural boundaries, and/or cover 
architectural features shall be discouraged; 

4. The proposed signs do not unreasonably block the sight lines of existing signs 
on adjacent properties; 

5. The placement and size of the sign will not impair pedestrian or vehicular safety; 
6. The design, height, location, and size of the signs are visually complementary 

and compatible with the scale, and architectural style of the primary structures 
on the site, any prominent natural features on the site, and structures and 
prominent natural features on adjacent properties on the same street; and 

7. The proposed signs are in substantial conformance with the design criteria in 
Subsection 17.38.060.F (Design criteria for signs). 

NOW, THEREFORE, BE IT FURTHER RESOLVED that this CDP, Use Permit and 
Design Review amendment supersedes the original permit approved March 24, 2025 
and shall control the development of the project and will render the original approval null 
and void and with no legal effect as of the issuance date of this amended CDP.  

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Fort Bragg City Council 
does hereby approve Coastal Development Permit 8-24/A (CDP 8-24), Design Review 
11-24 (DR 11-24), Use Permit 9-24 (UP 9-24), and Sign Permit 20-24 (SP 20-24) subject 
to the following standard and special conditions: 
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SPECIAL CONDITIONS 

1. Prior to the issuance of the building permit, the applicant shall submit a revised 
parking plan with two motorcycle parking spaces and 40% of all spaces 
designated as EV ready, for approval by the Community Development Director.  
The motorcycle parking spaces can replace regular parking spaces.  

2. The applicant shall install 50 SF of shrubs and grasses at the parking lot 
entrances from the existing planting list on the landscaping plan. The parking lot 
entrances shall include enhanced paving (stamped and colored) crosswalk.  
These items will be installed prior to the issuance of occupancy permit. 

3. The Building Permit Plan Set shall include a site plan that illustrates 150 SF of 
private open space for the downstairs units.  This may be achieved either with 
symbolic fencing or by expanding the size of the patio.  

4. The Building Permit Plan Set shall include a site plan for approval by the Director 
of Community Development, which illustrates a pedestrian entry on the eastern 
facade of the eastern units of buildings 3 and 7.  The applicant can relocate the 
storage units on these buildings, which would result in an identifiable door from 
Highway 1. 

5. The applicant shall construct a 5-foot-high soundwall between the parking lot and 
Harbor Ave prior to the final of the building permit.  The soundwall shall be 
included on the building permit application plan set. 

6. Prior to issuance of the Certificate of Occupancy the applicant shall complete and 
enter into an Inclusionary Housing Regulatory Agreement per all of the 
requirements of section 17.32.080B with the City of Fort Bragg.  The regulatory 
agreement will regulate eight units as affordable to households of very low 
income. 

7. The applicant shall resubmit the site plan and floor plan with the Building Permit 
application for Building 3 defining and redesigning the bottom floor northeast unit 
of the building for a visitor serving use, such as a retail store or gift shop.  
Additionally, shop hours shall be limited from 9:00am to 5:00pm so that parking 
may be shared with the apartment residents as permitted by CLUDC section 
17.36.080B. 

8. Tribal monitoring is required during earth moving activities, which shall be paid 
for by the applicant. Please contact Sherwood Valley Band of Pomo Tribal 
Historic Preservation Office representative Vallerie Stanley at (707) 459-9690 or 
svrthpo@sherwoodband.com at least 10 days prior to construction for 
scheduling. 

9. If cultural resources are encountered during construction, work on-site shall be 
temporarily halted within 50 feet and marked off of the discovered materials, and 
workers shall avoid altering the materials and their context until a qualified 
professional archaeologist and tribal monitor has evaluated the situation and 
provided appropriate recommendations. Project personnel shall not collect or 
move cultural resources. No social media posting. 

10. If human remains or burial materials are discovered during project construction, 
work within 50 feet of the discovery location, and within any nearby area 
reasonably suspected to overlie human remains, will cease (Public Resources 
Code, Section 7050.5). The Mendocino County coroner will be contacted. If the 
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coroner determines that the remains are of Native American origin, it is necessary 
to comply with state laws regarding the disposition of Native American remains 
(Public Resources Code, Section 5097). 

11. The applicant shall complete a pre-construction bird survey within and adjacent 
to any proposed disturbance area within the Project area for nesting raptors and 
other protected bird species within 14 days prior to disturbance. The nesting 
survey radius around the proposed disturbance would be identified prior to the 
implementation of the protected bird nesting surveys by a CDFW qualified 
biologist and would be based on the habitat type, habitat quality, and type of 
disturbance proposed within or adjacent to nesting habitat, but would be a 
minimum of 250 feet from any area of disturbance. If any nesting raptors or 
protected birds are identified during such pre-construction surveys, trees, shrubs 
or grasslands with active nests should not be removed or disturbed. A no 
disturbance buffer should be established around the nesting site to avoid 
disturbance or destruction of the nest site until after the breeding season or after 
a qualified wildlife biologist determines that the young have fledged. The extent 
of these buffers would be determined by a CDFW qualified wildlife biologist and 
would depend on the special-status species present, the level of noise or 
construction disturbance, line of sight between the nest and the disturbance, 
ambient levels of noise and other disturbances, and other topographical or 
artificial barriers. These factors should be analyzed by a qualified wildlife biologist 
to make an appropriate decision on buffer distances based on the species and 
level of disturbance proposed in the vicinity of an active nest. 

12. The applicant shall retain any of the indicated four trees if they are identified as 
Bishop Pine, as feasible.   

13. The applicant shall resubmit the Landscaping Plan to include the following 
changes: 

a. Yellow bush lupine (Lupinus arboreus) shall be replaced with Coyote bush  
b. Dwarf rock rose (Citis ‘Mickie”) shall be replaced with a mix of riverbank 

lupine (Lupinus rivularis) and red elderberry (Sambucus racemosa).  
c. Replace all non-native trees, such as Strawberry tree (Arbutus x ‘Marina’) 

and Trident maple (Acer buergerianum), with a mix of California wax myrtle 
(Morella californica), coffeeberry (Frangula californica), Howard McMinn 
manzanita (Arctostaphylos 'Howard McMinn'), and Pacific dogwood 
(Cornus nuttallii). 

d. The Cape rush (Chondropetalum tectorum) in the bioretention planting 
area shall be replaced with locally native species such as Pacific reed 
grass (Calamagrostis nutkaensis), blue rush (Juncus patens) and/or 
common rush (Juncus effusus). 

14. The applicant shall not plant or allow any volunteer growth of any species of 
broom, pampas grass, gorse, or other species of invasive non-native plants listed 
on the California Invasive Plant Council (CALIPC) website. 

15. Prior to issuance of the building permit, the final utility hookup configuration shall 
be approved by the Public Works Director or designated staff. 

16. Additionally, as all-new development is required to pay its fair share of the water 
system infrastructure and future capital improvements through the Water 
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Capacity Charge, the applicant will be required to pay any residual water capacity 
charges after completing any storm drain improvements and prior to final of the 
Building Permit. 

17. Prior to issuance of a grading permit or building permit, the developer shall meet 
the following requirements: 

a. The new sewer main shall be adequately sized to achieve standards 
established by the FBMC and reasonably designed to convey wastewater 
for future development of the parcel. FBMC section 14.28.040 states that 
the minimum size of a sewer lateral shall be 4 inches in diameter. The 
minimum slope of a sewer lateral shall be two feet per 100 feet (2% slope). 
Exceptions will be reviewed and approved at the discretion of the District 
Manager. 

b. New wastewater laterals shall connect the development to the constructed 
sewer main, per the satisfaction of the Director of Public Works. 

c. The exact location of the utility hookup configuration in the City right-of-
way shall be approved by the Public Works Director or designated staff at 
the time of review of the encroachment permit application. 

d. All new wastewater force mains will remain in the ownership of property 
owner and all maintenance of associated lift stations and force main will 
remain the owner’s responsibility. 

e. Connection fees are due prior to issuance of building permit. Prior to 
issuance of the occupancy, the developer shall pay all Water and Sewer 
Capacity Fees and Storm Drain Fees due per the Inclusionary Housing 
Incentive #2. 

18. At the time of development and prior to the issuance of the occupancy permit, the 
applicant shall obtain an encroachment permit from Caltrans and install 
appropriate Keep Clear signage and street markings at the intersection of Ocean 
View Drive and the frontage road (Intersections Highway 1/Ocean View Drive and 
Ocean View Drive/Frontage Rd). 

19. At the time of development and prior to the issuance of the occupancy permit, the 
applicant shall obtain an encroachment permit from Caltrans and place a “No-Left 
Turn” sign for eastbound traffic exiting the frontage road onto Highway 1. 

20. The applicant shall work with MTA and the School District to determine if the 
addition of a transit and/or school bus stop at the property is warranted/feasible.  
If a transit/school bus stop is feasible and desirable the applicant shall install a 
bus stop in the sidewalk at a location per the request of MTA/School District prior 
to final of the building permit. 

21. The developer shall submit to the City Engineer, for review and approval, 
improvement drawings for required public improvements. The plans shall be 
drawn by, and bear the seal of, a licensed Civil Engineer. Street Section 
Standards for Minor and Collector streets is City Standard No. 204.   

22. Prior to the issuance of a Certificate of Occupancy for the project, the following 
public improvement will be completed by the applicant per the direction of the 
Director of Public Works and according to City standards: 

a. Harbor Avenue shall be improved as follows, prior to the final of the building 
permit: Harbor Avenue shall be improved along the length of the parcel 
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frontage including a 37’ fully paved Right of Way and parking lane. Upon 
improvement to this section, prior to the final of the building permit, the 
paved portion of the street shall be dedicated to the City. Installation of 
sidewalk, curb, corner ramps, gutter and conform paving along the project 
frontage on the east side of Harbor Ave. However, the parking lane of the 
west side of Harbor Ave shall either be un-improved or developed with a 
stormwater swale, per the specifications of the Department of Public works 
to encourage infiltration of stormwater and discourage public parking on the 
west side of the road.   

b. Installation of sidewalk, curb, corner ramps, gutter and conform paving 
along the project frontage on the west side of Frontage road. 

c. All frontage and utility improvements (ADA compliant driveway aprons, 
corner ramps, sidewalk, curb, gutter, conform paving, etc.) shall be 
implemented according to current City Standards. 

23. The applicant shall install appropriately sized (per Water Calculations) water 
catchment tanks for buildings 3, 4, 5 and 7, as these buildings include space 
where a catchment tank can be easily placed without impacting pedestrian 
access or private open space.  These catchment systems will be utilized to water 
landscaping during non-storm conditions and to slowly infiltrate the stormwater 
onsite through a designed stormwater infiltration basin. 

24. The applicant shall not use inorganic landscaping chemicals. No outdoor storage 
is permissible onsite. 

25. Prior to Certificate of Occupancy, the applicant shall install, operate, and maintain 
certified full capture trash devices in the development-related storm drains to 
prevent trash runoff via stormdrain systems.  A Maintenance and Operations 
agreement for ongoing maintenance of the trash capture devices installed with 
this project shall be submitted to the City for review and approval and shall be 
recorded with the County Recorder’s office to ensure that the devices are 
maintained and remain effective. 

26. The applicant shall install markers or stenciling for all storm drain inlets as 
specified by the Department of Public Works. 

27. The applicant shall undertake annual inspection and maintenance tasks for all 
on-site BMPs as specified by the civil engineer and/or the Department of Public 
Works. 

28. Prior to the issuance of the Building Permit the applicant shall submit a draft Water 
Quality Management Plan, SWIPP, and a Runoff Mitigation Plan (RMP) that 
demonstrates the project meets the post-construction stormwater requirements 
established by local, state and federal regulations. The City’s RMP requirement 
can be fulfilled by a SWPPP instead. If using a SWPPP to fulfill the RMP, a draft 
version should be submitted to the City to ensure the project is in compliance prior 
to filing for a Notice of Intent (NOI) with the state. Calculations must demonstrate 
compliance with the hydromodification requirements established by the Municipal 
Separate Storm Sewer System (MS4) Phase II permit E.12.f and the Mendocino 
County Low Impact Design Manual (LID Manual).  The plan must show all 
calculations for lot coverage and areas of impervious surfaces including building 
footprints, pavement, sidewalk, etc. This can be shown on either the site plan for 
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the building permit or incorporated into the coastal development site plan.   
29. Prior to issuance of the Building Permit, the applicant shall provide a stormwater 

analysis and plan per code section 17.64.045 proving that: 
a. Storm water runoff has been minimized by incorporation of Low Impact 

Development (LID) strategies that minimize impermeable areas, maximize 
permeable areas, and that slow, spread, and sink runoff to recharge 
groundwater and minimize runoff. Runoff that is expected shall be 
collected at vegetative swales or bio retention facilities and overflow finally 
conveyed by a storm drain system approved by the City Engineer. 

b. Treatment Control Best Management Practices have been sized and 
designed to retain and infiltrate runoff produced by all storms up to and 
including the 85th percentile (.83" in 24-hours) based on the size of the 
development. 

c. An Operations and Maintenance Plan has been developed for all regulated 
project components by the State NPDES Phase II MS4 

d. All drainage channels, conduits, culverts, and appurtenant facilities shall 
have sufficient capacity to convey a 100-year flood. The existing drainage 
infrastructure is a 24" diameter which conveys storm water along Ocean 
Drive to an ocean outfall. Applicant shall provide analysis documenting 
sufficiency of existing infrastructure or provide engineer reviewed design 
of proposed upgrades to drainage conveyance system. If upgrades to the 
infrastructure are required, this shall be completed by the developer. 

30. All public improvements to drainage conveyance systems shall be dedicated to 
the City. 

31. Prior to the issuance of the Building Permit the applicant shall provide an analysis 
that documents the sufficiency of existing storm water infrastructure or provide an 
engineer reviewed design of a new proposed drainage conveyance system. If 
upgrades to infrastructure are required, this shall be completed by the developer 
and dedicated to the City. 

32. In exchange for the applicant undertaking the design, engineering and 
construction of any needed stormwater improvements identified as project 5.5.8.1 
in the City’s 2004 Storm Drain Master Plan, the City shall provide a corresponding 
capacity fee concession (drainage, sewer and water) to offset the cost of the 
project as the second concession.   

33. Prior to Submittal of the Grading Permit the applicant shall submit a Geotechnical 
Study for the proposed project for review and approval by the Director of Public 
Works.  All recommendations included in the Geotechnical Study shall be 
incorporated into the final civil plans and engineering and construction drawings 
for the building permit application. 

34. The applicant shall provide a step back, embellishment or change in height every 
100 feet for all property line fences.  This change in design shall be confirmed by 
the City prior to Occupancy Permit approval. 

35. The applicant shall submit a plan for the play area to the Community Development 
Department prior to the issuance of the building permit which includes a seating 
area for adults and an array of play equipment for children. The Plan will either 
relocated the Play Area to one of the two common open space areas or include 
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fencing and landscaping to shield the play area from traffic noise. 
36. The project shall include individual unit numbers that are well lighted and in a 

consistent location for all units. Visitor Parking shall be clearly marked. A directory 
shall be installed that shows the locations of all buildings, pathways and unit 
numbers. These items shall be installed prior to the final of the Building Permit. 

37. Prior to the issuance of a Building Permit, the applicant shall submit for the review 
and approval of the Community Development Director plans for the locations and 
visual screening of all mechanical equipment proposed to be constructed as part 
of the project, including but not limited to standpipes, backflow preventers, 
generators and propane fuel tanks.  All equipment shall be visually screened with 
vegetation, building elements, fencing or wood lattice. 

38. The applicant shall undertake the design, engineering and construction of the 
stormwater improvements identified as project 5.5.8.1 in the City’s 2004 Storm 
Drain Master Plan.  The City shall provide a corresponding capacity fee reduction 
(drainage, sewer and water) to offset the cost of the project.  

39. Twenty-five percent of visitor accommodations will be rented at rates that meet the 
Coastal Commission’s definition of Low-Cost Visitor Serving Accommodations, 
which is defined as 70% of the ADR for the state.   

40. The site plan for the Building Permit application, shall illustrate the conversion of 
one “tree stall” into a parking spot. 

41. The Site Plan for the Building Permit shall include a public bench located in front 
of Building 3. 

42. The applicant shall reconfigure the three multifamily units into four hotel suites 
without kitchens. The applicant shall manage all four hotel suites out of their hotel 
business, the Dolphin Inn. If the applicant sells the Dolphin Inn in the future, the 
space shall be modified into another visitor serving use through a CDP 
amendment.  

43. As part of the Building Permit submittal, the applicant shall modify the site plan to 
include a continuous path of travel from the southeast corner of the parcel to the 
northwest corner of the parcel and shall sign it with the following signs “Public 
Access to Pomo Bluffs Park.  As part of the public access trail a sign shall be 
installed at the southern entrance that is clearly legible and that includes the 
following language “Public access trail. Public access is available through this 
property to Pomo Bluff Park.  Part of this route is NOT ADA accessible.” 

44. Prior to the final of the Building Permit application, the applicant shall implement 
all recommendations included in the traffic safety letter dated June 23, 2025 
regarding this project.  

45. Prior to issuance of the building permit, the applicant shall insure that the “traffic 
visibility area” on their property at the intersection of Ocean View Drive and Harbor 
Ave. complies with the City’s zoning code and is less than 42 inches in height.   

46. As part of the building permit submittal, the project plans shall illustrate all visitor 
serving uses (hotel units and retail space) on the east side of the ground floor of 
buildings 3 and 5.  
 

STANDARD CONDITIONS 

1. This action shall become final on the 11th day following the City Council decision.  
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2. The use and occupancy of the premises shall be established and maintained in 
conformance with the requirements of this permit and all applicable provisions of 
the CLUDC. 

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

4. This permit shall be subject to the securing of all necessary permits for the 
proposed development from City, County, State, and Federal agencies having 
jurisdiction. All plans submitted with the required permit applications shall be 
consistent with this approval. All construction shall be consistent with all Building, 
Fire, and Health code considerations as well as other applicable agency codes. 

5. The applicant shall secure all required building permits for the proposed project 
as required by the Mendocino County Building Department. 

6. If any person excavating or otherwise disturbing the earth discovers any 
archaeological site during project construction, the following actions shall be 
taken: 1) cease and desist from all further excavation and disturbances within 25 
feet of the discovery; 2) notify the Fort Bragg Community Development 
Department within 24 hours of the discovery; and 3) retain a professional 
archaeologist to determine appropriate action in consultation with stakeholders 
such as Native American groups that have ties to the area. 

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

a. That such permit was obtained or extended by fraud. 
b. That one or more of the conditions upon which such permit was granted 

have been violated. 
c. That the use for which the permit was granted is so conducted as to be 

detrimental to the public health, welfare or safety, or as 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 conditions. 

8. Unless a condition of approval or other provision of the Coastal Land Use and 
Development Code establishes a different time limit, any permit or approval not 
exercised within 24 months of approval shall expire and become void, except 
where an extension of time is approved in compliance with CLUDC Subsection 
17.76.070(B). 

NOW, THEREFORE, BE IT FURTHER RESOLVED that this Resolution shall 
become effective immediately upon its passage and adoption. 
 

 The above and foregoing Resolution was introduced by _____________, 
seconded by _________, and passed and adopted at a regular meeting of the 
Planning Commission of the City of Fort Bragg held on the 25th day of June 2025 
by the following vote: 

 AYES:   
 NOES:  
 ABSENT:  
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 ABSTAIN:  
           RECUSE:  
 
      David Jensen, Chair 
ATTEST: 

 

Diana Paoli  
City Clerk 
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From: Harikishan
To: marie@mariejonesconsulting.com; Ali Ahmad; harik@tahoeengineering.com; koshgrewal@gmail.com
Subject: Re: New Traffic Impact Study for the Proposed 83-Unit Apartment Complex at 1151 South Main Street, Fort

Bragg, California 95437
Date: Tuesday, June 24, 2025 11:19:58 PM

Dear Marie,

During my analysis of the proposed 83-Unit Apartment Complex project's traffic
impacts, an important consideration came to my attention regarding potential
future intersection control. It appears there may be a consideration to propose a
new four-way stop at Ocean View Drive and Harbor Avenue within the current study
area.

Based on my traffic engineering expertise, I advise caution with this approach due to following critical
factors:

1. Proximity to CA-1: The close proximity of this intersection to State Route 1
(CA-1) introduces a significant concern. Imposing a four-way stop can
cause queues to back up onto the State Route for the traffic coming into
Ocean View Dr. This could lead to unsafe conditions, significant mainline
delays on CA-1, and potentially trigger review by Caltrans, which often has
strict policies on traffic control near state facilities to maintain freeway
operations.

2. Traffic Control Warrants: Based on my initial assessment of the current
traffic patterns and the anticipated increase from the proposed apartment
complex, a four-way stop is unlikely to meet the established warrants as
outlined in the California Manual on Uniform Traffic Control Devices (CA-
MUTCD). Installing unwarranted traffic control devices can often lead to
increased violations, driver frustration, and even a rise in certain collision
types.

3. Recommended Lane Markings and "Keep Clear" Signage: Since a four-way
stop isn't recommended, I highly recommend proper lane markings and
"Keep Clear" signage at this intersection. Specifically, southbound traffic
turning left from Harbor Avenue onto Ocean View Drive could disrupt
westbound traffic on Ocean View Drive. This disruption would likely cause
significant backups, potentially extending all the way to CA-1. Effective
markings and "Keep Clear" signage would help prevent this.

I would be glad to provide more details if you would like to discuss this further.  

With regards,

Hari Perugu Ph.D., T.E. (CA), PTP 

Senior Transportation Engineer 

Tahoe Design & Engineering 

8201 Elder Creek Rd Suite 2A, Sacramento, CA 95824
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On Tue, Jun 24, 2025 at 2:18 PM Harikishan <harikishen.perugu@gmail.com> wrote:

Dear Ms. Jones,

During my analysis of the proposed 83-Unit Apartment Complex project's traffic
impacts, an important consideration came to my attention regarding potential
future intersection control. It appears there may be a consideration to propose a
new four-way stop at Ocean View Drive and Harbor Avenue within the current
study area.

Based on my traffic engineering expertise, I advise caution with this approach due
to following critical factors:

1. Proximity to CA-1: The close proximity of this intersection to State Route 1
(CA-1) introduces a significant concern. Imposing a four-way stop can
cause queues to back up onto the State Route for the traffic coming into
Ocean View Dr. This could lead to unsafe conditions, significant mainline
delays on CA-1, and potentially trigger review by Caltrans, which often has
strict policies on traffic control near state facilities to maintain freeway
operations.

2. Traffic Control Warrants: Based on my initial assessment of the current
traffic patterns and the anticipated increase from the proposed apartment
complex, a four-way stop is unlikely to meet the established warrants as
outlined in the California Manual on Uniform Traffic Control Devices (CA-
MUTCD). Installing unwarranted traffic control devices can often lead to
increased violations, driver frustration, and even a rise in certain collision
types.

 I would be glad to provide more details if you would like to discuss this further.  

With regards,

Hari Perugu Ph.D., T.E. (CA), PTP 

Senior Transportation Engineer 

Tahoe Design & Engineering 

8201 Elder Creek Rd Suite 2A, Sacramento, CA 95824
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Paoli, Diana

From:

Sent:

To:

Cc:

Subject:

Jacob Patterson <jacob.patterson.esq@gmail.com>

Monday, June 23, 2025 12:53 PM
cdd

Whippy, Isaac; City Clerk

Public Comment -- 6/25/25 PC Mtg., Item No. 6B, Continued Hearing

Planning Commission,

I reviewed the updated information and I have two concerns I think you need to address prior to taking

any action. If you don't address them, I think you need to require a traffic analysis that is

specifically directed to look into these particular safety concerns rather than the old standard of just

looking at LOS issues. (Just because past traffic studies didn't address something, doesn't mean we

can't tailor this requirement to our specific safety concerns; the City has that level of discretion and you

should exercise it.)

First, Marie said something that is only partially true in her memo but it has a huge impact on this project

and her recommendations. She is incorrect that ther City has no legal authority to direct the applicant to

pay for improvements to Ocean View Drive, particularly at its intersection with Harbor Avenue. If the

project itself didn't contribute to the safety concerns based on existing conditions, I would agree with her

but that is not the case. It is totally legal and, in fact, a standard practice, to make a developer pay for off-

site street improvements to address safety concerns their project contributes to, even if existing

conditions are part of the problem. That is why we calculate things called "fair share" contributions to

roadway improvements. In some cases, it is even alright to impose the full cost of the off-site

improvements on a developer when their project introduces additional pedestrian and vehicular

crossings of dangerous intersections.

This project certainly meets those requirements but Marie has incorrectly rejected this option

categorically rather than engaging in the necessary analysis to see if the particular improvements have a

reasonable relationship to the project's contribution to safety concerns involving the existing conditions.

In this case, there is going to be a huge and significant new traffic generator at an already concerning
intersection. The safety risks exist for the current much lower level of traffic at the intersection but this

project will introduce a lot more traffic and pedestrian crossings than currently occur. The percentage of

the traffic from this project compared to the baseline traffic without this project is generally how you

calculate what the fair share is. If the percentage is large (e.g., 70%+), it is even fine for them to pay for

the full improvements because the safety issues are really the additional potential vehicle and

pedestrian conflicts because this project introduces them.

Second, her recommended language for Special Condition 44 (the one dealing with this issue) leaves out

all the substance and context and instead refers to an alleged "traffic safety letter dated June 23, 2025

regarding this project." How can any of us evaluate if those improvements are adequate to address our

valid safety concerns if the substance is in a mystery letter that isn't provided for our review? Any

document that is incorporated by reference into another document you are being asked to approve

needs to be provided for your, and the public's, review but it is nowhere to be found. In addition, the letter

is supposed to be dated today (Monday) but that means when Marie wrote and published this, it didn't

even exist yet so how can she even say that it is sufficient to address the issues? She can't and neither
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can you. We don'ton't even know wł  s writing the letter or what type of ex tise they have to bebe making the

recommendations ons you are purportedly requiring. Please recall that regardless ofthe City's legal ability to

impose off-site imimprovements to this troubling section of the road, the applicant said they wevere happy to

have a traffic stutudy and to implement whatever it required. Ifthey are agreeing to do that, it is not relevant

ifwe havehave ththe authority to require it or not,just require it anyway. If MArie is concerned, she canan add in

ve theconsent language she discussed at the last meeting. However, in this case, we absolutely havethe

legaegal authority to require the developer to make improvements to Ocean View Drive and Harbor Avenue

because this project is introducing the safety issues by increasing the pedestrian crossings and vehiclicles

entering the intersection. Ifyou want to do this right, you should require a traffic and transportation n study

that is tailored to these concerns. A traffic engineer--no one in Public Works is a licensed engineer, let

alone a traffic engineer--should be able to analyse the situation and come up with tailored and

appropriate solutions to the safety concerns but Marie, PW staff, or even the Planning Commission has

the requisite expertise to do that on their own. I'd require an analysis limited to trying to improve the

Ocean View Drive and Harbor Avenue intersection in a way that doesn't create any backup concerns for

westbound traffic entering Ocean View Drive from Highway One. Frankly, that iswhat should have

already been prepared because the Coastal General Plan requires it even if some standard analysis

wouldn't have been useful in this particular situation. We have flexibility and discretion to determine

what kind oftraffic and transportation study/analysis to require for a particular project, it doesn't have to

be a standard, off-the-shelf analysis of LOS orVMT without looking into project-specific safety concerns.

That being said, Iam pleased with the direction this review is going and Ithink your discussion and

direction last time was on point. Please keep up the good work but don't drop the ball.

Best regards,

--Jacob
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Stump, Valerie

From:

Sent:

To:

Subject:

Paul Clark <pclark@fortbraggrealty.co>
Tuesday, June 24, 2025 6:21 AM

Paul Clark; cdd

1151 S Main. 0652025 PC meeting

The Public Hearing for the Following Item has Been Continued to July 14, 2025: "Coastal Development Permit

Amendment, Use Permit and Design Review Amendments to Modify an Approved Mixed-Use Multifamily

Project at 1151 S Main Street to Respond to Coastal Commission Staff Requests to: 1) Change 3 units of

Multifamily Housing into 2,450 SF of Hotel Units on the Ground Floor of Building 3; and 2) add a Signed Public

Access Sidewalk through the Parcel

this should be the icing on the cake to just about anyone that believes in due process the applicant put in a

design opposition was expressed.we were told by Staff that the The project met the intent of the general plan

and allowable uses the council approved the project basically the same as the planning commission it was

appealed because it does not meet the intent and did not follow all of the required and reasonable CEQA

inspections and processes. Low and behold the coastal commission agreed and rather than go to a full hearing

we were told that the applicant desired to resubmit their plan. at the city Council meeting last night the above

information was read suggesting that the coastal commission was requesting this change maybe it's time for

the planning commission and ultimately the city Council to develop some backbone in the city does not work

for the coastal commission the City of Fort Bragg has its own approved general plan and we don't need to ask

the Coastal commission whether or not we're doing a good job that's what the appellant process is for and if

that doesn't follow the plan right or follow all of the regulations then the court system is the next step please

don't take this lightly the concerns that many of us have that the process is being trampled on just to get

housing that supposedly we have a crisis I have formally requested a copy of the studies that the city used to

determine that they needed 200 new units by the end of 2026 have not seen it yet I do not believe it exists but

I'll be pleased if something can be produced The impression that the coastal commission is requesting this

implies to you decision makers that it is right don't be fooled you've all heard the story about the wolf in

sheep's clothing have you not? and sadly it brings into question who is actually pushing this project we were

told the applicant but it sounds like the applicant has indirectly the coastal commission on their side that's not

the way it's supposed to work I thought a long time about this process and you cannot just stick a hot dog

stand outside of a residential building and call it a commercial use no matter how much you want it to be.

once again this is a predominantly residential project trying to be placed into a commercially zoned property.

the proper path to have taken would be to request the property be rezoned and now that we see the state

mandates that are being jammed down our throats the council and planning commission should make sure

that the maximum building heights that are desired cannot be overcome by a state mandated bonus of any

kind. dictated so it might not come across very well but I think you get the idea thank you

sorry for the multiple emails everyone is busy so it's difficult to block out the time none of us are paid for this

as it was pointed out it's a volunteer job to protect our community and keep the rural character of Fort Bragg

as alive as we can keep it according to all the plans it is anyway. that's what I'm trying to do and I know most

of the community feels the same way they're just not vocal and people are afraid to speak out against housing

because you are convinced and have convinced yourselves that there's a crisis it's a concern what's not

happening is the ability for homes that people can purchase and build equity that the city Council as I've

mentioned for 20 years has gone out of its way to restrict that in the state with all of their rent controls and

prop 19 have made it virtually impossible for the private sector to be in the rental business if they choose to
1
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go into the rental business they should ffollow the same plans and same processes that anyone else has to do

including view shed protections whether you like it or say it's not onn th map or not doesn't make it right Paul

Clark
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Paoli, Diana

From:

Sent:

To:

Teresa Skarr <teresa@seanet.com>

Tuesday, June 24, 2025 1:08 PM

City Clerk

Subject: Coastal Development Permit Amendment 8-24

Dear Ms. Paoli,

Following are my comments about failures to properly notice public hearings regarding the above-

referenced permit application. These comments are in addition to the comments I previously submitted

about traffic and pedestrian safety concerns. Please include these comments in the public comments

section for tomorrow's Planning Commission meeting.

While preparing for the Planning Commission meeting, I became aware that the City Council's meeting

on November 12, 2024, was a public hearing about the above-referenced development permit

application. My husband Dave Skarr and I live at 19400 Harbor Ave., very close to the proposed

development, but we didn't receive a notice about the November 12, 2024 City Council hearing. The

November meeting was important because this was when the proposal was first presented publicly

and at which the Council discussed and approved the applicant's density bonus incentives. We weren't

notified about the application until shortly before the March 12, 2025 Planning Commission meeting

about the project, soon after we first became aware of it from neighbors.

Failure to properly notify close neighbors of a development like this is contrary to legal regulatory

requirements and undermines the integrity of the hearing.

In addition, the physical public notice currently posted at the proposed development site is very small for

the location, low to the ground and illegible, particularly from the Spanish language side which faces

west into thick weeds. See attached photographs taken today at the property from Unnamed Road.

Furthermore, there are no witness poles at the proposed development site to signal the

locations and heights of the proposed buildings.

~Teresa Skarr
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