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May 11, 2026

To: Interested Agencies

The following application has been filed with the Sonoma County Permit and Resource Management
Department.

File Number: CPH26-0009

Applicant Name: Pringl Miller

Owner Name: same

Site Address: 435 McChristian Ave., Bodega Bay
APN: 100-230-006

Zoning: RRCCB7,G

Project Description: Coastal Permit with Hearing to expand the original 930 sq. ft. house to a 1,752 sq.
ft. primary residence with a new 144 sq. ft. shed and 36 sq. ft. carport on a 1.0-acre parcel. The
proposed building height will remain unchanged and additional massing is minimal. The carport will
match the house design and be located within the existing parking area.

We are submitting the above application for your review and recommendation. Additional information
is on file in this office.

Responses to referrals should include a combination of any or all of the following details:
(1) Statement of any environmental concerns or uncertainties your agency may have with the
project.
(2) Comments you wish to make regarding the merits of the project.
(3) Identification of any missing information or application submittals that will preclude you from
providing conditions and mitigations for this project in the future.
(4) Your proposed conditions of approval and/or mitigations for this project.

After reviewing this application, please respond to the planner with your marked response below:
[ ] Conditions will be provided and no further information is necessary.
[ ] Conditions will be provided and additional information is necessary.
[ 1 Comments and/or concerns.
[ 1 No comments or conditions.

Responsible agencies under CEQA are requested to indicate whether permits will be required for this
project.
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Your comments will be appreciated by May 26, 2026, and should be sent to the attention of:

CPH26-0009, Jacob Sedgley (Jacob.Sedgley@sonomacounty.gov). The Project Planner can also be
reached at (707) 565-1931. If no response is received by May 26, 2026, it will be assumed that no
comments or conditions will be provided.

Please send a copy of your comments to the applicant(s) or their representatives as indicated on the
attached Planning Application.

[X] Building Inspection [X] Local Fire District — Sonoma County FPD

[X] Fire Prevention [X] State Coastal Commission — Appealable? Yes
[X] Management Group [X] Regional Water QCB: North Coast

[X] Natural Resources [X] Sonoma Coast MAC

[X] Well & Septic [X] Tribal Notification

[X] Dist. 5 Director and Commissioners [X] Bodega Bay Alliance for Sustainable Comm.
[X] Coastwalk [X] Bodega Bay Concerned Citizens

[X] NW Information Center, S.S.U. [X] Western So.Co. Rural Alliance
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Planning Application

PJR-001
Application Type(s): File #
] Admin Cert. Compliance [] Design Review Admin. [ ] Minor Subdivision [ ] Use Permit
] Ag. or Timber Preserve/Contract  [_] Design Review Full ] Voluntary Merger [] Variance
] Conditional Cert. of Compliance [ ] General Plan Amendment ] Ordinance Interpretation [] Zone Change
] Cert. of Modification [] Lot Line Adjustment ] Second Unit Permit [] other:
M Coastal Permit ] Major Subdivision ] Specific/Area Plan Amendment

] Zoning Permit for:

By placing my contact information (name, address, phone number, email address, etc.) on this application form
and submitting it to Sonoma County PRMD, | understand and authorize PRMD to post this application to the

internet for public information purposes, including my contact information.

PRINT CLEARLY

APPLICANT OWNER (IF OTHER THAN APPLICANT)
Name Pringl Miller Name
Mailing Address PO Box 672 Mailing Address
CityBodega Bay State CA | Zip94923 City State Zip
Day Ph 415) 264-4890 Email pringlmillermd@gmail.com | DayPh( ) Email
Signature % Date 4/20/24 Signature Date
Billing Res\ponsible Party (At-Cost Only) Applicant [ | Owner [ | Other:
OTHER PERSONS TO RECEIVE CORRESPONDENCE
Name/Title David Battenfield, Architect Name/Titte ~ Steven Sharpe, Sharpe Associates
Mailing Address 3575 Mission St. Mailing Address 2860 Creekside Rd
citySan Francisco state CA | Zip94110 City Santa Rosa stateCA | zip 95405
Day Ph (415 )845-7641 Email dbattenfield@gmail.com Day Ph (707) 484-2963 | Email sharpeplanner@comcast.net

PROJECT INFORMATION

Address(es)435 McChristian Ave | city Bodega Bay

Assessor’s Parcel Number(s) 100-230-006

Project Description Coastal Permit for expansion of an existing single-family dwelling from 930 sf to 1752 sf and a detached 360 sf

carport all within the previously approved development area of permit CPH90-239.

Acreage 1ac Number of new lots proposed NA
Site Served by Public Water? Mvyes [INo Site Served by Public Sewer? Clyes MNo
TO BE COMPLETED BY PRMD STAFF
Planning Area Supervisorial District [] Critical Habitat [] Urban Service | Groundwater [ ] 1/2
Current Zoning [] NPDES [] Williamson Act | Availability [l 3/4
Specific/Area Plan Subject to [] EX
General Plan Land Use Parcel Specific Policy CEQA [] YES
Application resolve planning violation? ] Yes [INo Violation? []Yes [INo File No.
Previous Files Penalty application? |:| Yes |:| No
Application accepted by Date
Approved by Date
Sonoma County Permit and Resource Management Department 09/13/2018

2550 Ventura Avenue, Santa Rosa, CA, 95403-2829, (707) 565-1900
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STEVEN SHARPE & ASSOCIATES

2860 CREEKSIDE RD

SANTA ROSA, CALIFORNIA 95405
(707) 484-2963
SHARPEPLANNER@COMCAST.NET

Project Description
Pringl Miller House Expansion and Carport Coastal Permit

Proposal: Coastal Permit for expansion to an existing single-family dwelling and
detached carport.

Applicant/Owner: Pringl Miller

Planning Consultant:  Steven Sharpe, Sharpe Associates

Architect David Battenfield, Architect

Location: 435 McChristian Ave., Bodega Bay

APN: 100-230-006

Coastal Zoning: Rural Residential, Coastal Zone, Frozen Lot Size (RR-CC-B7)
General Plan: Rural Residential, 2-acre density (RR2)

Project Description

This Coastal Permit request involves renovating and horizontally expanding a single-family home and
carport at 435 McChristian Avenue, Bodega Bay (APN 100-230-006). The project expands the original
930 sq ft house to a 1,752 sq ft single-story plan by incorporating a 144 sq ft shed. The coastal modern
style and building height remain unchanged; additional massing is minimal. The 360 sq ft carport will
match the house design and be in the existing parking area. Natural earth-tone exterior colors will help
the structure blend with the surroundings, and outdoor lighting will be downcast and shielded. No trees
will be removed, though some vegetation will be cleared for the addition. All work remains within the
previously approved development area according to permit CPH90-239.

The property lies within a scenic corridor, has no HOA, uses an existing septic system for waste
disposal, and receives water from Salmon Creek Mutual Water Company. Geotechnical and
biological assessments are included.

Setting

The one-acre, rectangular parcel sits west of McChristian Ave., about 300 feet south of Miwok
Rd., adjacent to Salmon Creek State Beach lands. Existing improvements, all consistent with
approved permit CPH90-239, include the house, patios, shed, and gravel parking. The parcel
slopes up from the road to the dwelling on a knoll, then slopes down to the west. Decorative



landscaping, non-native grasses and iceplant surround the home, with native coastal vegetation
elsewhere. There are no waterways, wetlands, or wildlife habitats on or near the site.

Biological Assessment

WRA Environmental Consultants determined the 0.06-acre development footprint consists
solely of non-sensitive cover types. Only 348 sq ft of work extends into the sward/iceplant area,
which is not noted as sensitive habitat. San Francisco spineflower populations are present
outside the work zone; a 50-ft. avoidance buffer and staging on hardscape are recommended.
No nesting bird habitat exists, but if construction occurs during nesting season, a qualified
biologist must survey within 7 days prior to work, establishing buffers if active nests are found.
Both the expanded house and carport will locate outside the 50-ft buffer.

Attachments

e Planning Application PJR-001

e Indemnification Agreement

e Supplemental Information Application PJR-035

e At Cost Reimbursement Form PJR-095

e Project Drawings

o Project Information-Location and USGS Maps
Site Plans — Existing and Proposed
Floor Plans — Existing and Proposed
Exterior Elevations
Exterior View
o Lighting Plan

e Biological Resources Report
e Geotech Report
e Septic System Report
e County Email Regarding Permit History

Permit History

@)
@)
@)
@)



Coastal Permit Application
) Supplemental Information

-
g bl

PURPOSE:

This form is to be completed by applicants in order to provide additional information regarding a Coastal
Permit application. The more details that are provided, the easier it will be to promptly process the Coastal
Permit application. Please answer all questions. Indicate "Not Applicable" or "N/A" for those questions
which do not pertain to the proposed project. It is important that applicants provide complete answers to
all questions.

1. Are there existing structures or improvements on the property? X1 Yes 4 No
If yes, describe below and identify the use and size of each structure or improvement.

The site improvments include a 930 sf house. The house was constructed in 1992 with approved Coastal
Permit (CPH 90-239). Other improvments includea storage shed, septic system, concrete patios, driveway,
parking aea and walkways.

2. Describe the project and include structure sizes(s) (in square feet), improvements such as wells,
septic systems, grading, vegetation removal, roads, driveways, propane tanks, oil tanks, water
storage tanks, solar panels, etc.

This permit requests expanding and exising house and adding a carport. The project expands the existing
930 st house 1o 1,752 St by Incorporating the exising 144 st storage shed. the coastal modern style and
building height will remain unchanged. the 360 sf carport will match the house style and be located in the
existing parking area. Natural earth tone colors will allow the new structures wo blend with surroungid, and
ourdoor light will be downcast and shielded. All work will be in the previously approved development area
in accordance with permit CPH90-239.

3. Is any grading or road/driveway construction planned? X Yes Q1 No

Estimate the amount of grading in cubic yards: _<20 cubic yards

If greater than 50 cubic yards or if greater than 2 feet of cut or 1 foot of fill will result, a grading plan
and permit will be required.

Estimate the length of the proposed road/driveway: EXisting to remain  ¢agt

4, Will vegetation be removed on areas other than the building sites and roads?
Yes Q No

If yes, explain: Approximately 305 sf of work extends into existing grasses and iceplant which are not
’ " sersitive trabitat:

CMuller S:\Handouts\PJR\PJR-035 Coastal Permit.wpd 05/22/10 Page 4 0of 7



Are there any water courses, anadromous fish streams, sand dunes, rookeries, marine mammal
haul-out areas, wetlands, riparian areas, rare or endangered plants, animals or habitat which
support rare and endangered species located on the project site or within 100 feet of the project

site? If yes explain:

See Biological Resource Assessment (BRA) prepared by WRA for sand dunes. All new structures will be located
outside the 50" ESHA buffer as determed by the BRA.

How many trees will be removed to implement the project: None  |ngicate on the site plan all
trees to be removed which are greater than 9 inches in diameter (measured four feet from the
ground). If applicable, please indicate on the site plan the size, location and species of all on-site
trees that provide screening from public view areas.

Will the proposed development be visible from:

A. State Highway 17 A Yes a No
Q B. Other Scenic Corridor? (see list below) Q Yes X2 No
QO C. Park, beach, or recreation area? Q Yes X2 No

If you answered yes, explain
The upper portion of the existing house is visible from Highway 1. The expanded house style, materials and

in the Salmon Creek subdivision. The proposed carport is not visible from Highway 1.

Scenic Corridors: Stewarts Point-Skaggs Springs Road, Fort Ross Road, Myers Grade/Seaview
Road, Highway 116, Willow Creek (paved portion), Coleman Valley Road, Bay Hill Road, Bodega
Highway and Petaluma-Valley Ford Road.

Height of structure(s) in feet (measured from average grade to the highest point of the structure).
Identify height of building(s) on architectural elevations:

15' 6"

Describe all exterior materials and colors of all proposed structures

Siding material Composite cement panels Color Gray/Brown
Trim material Wood Trim Color Earth Tone
Chimney material N/A Color

Roofing material Shinglesl Color Gray
Window frame material Same Color Same
Door material Same Color Same

CMuller S:\Handouts\PJR\PJR-035 Coastal Permit.wpd 05/22/10 Page 5 of 7



10.

11.

12.

Fencing material N/A Color

Retaining wall material N/A Color
Other exterior materials N/A Color
Will there be any new exterior lighting? X1 Yes Q No

If yes, provide lighting details and specifications for all exterior lighting fixtures. Alllighting fixtures
must be downcast and shielded to prevent light and glare beyond the parcel boundaries. Identify

the location of all exterior lighting on the site plan or building plan.

New lighting will be located at house entrances and in the carport. All lighting fixtures will be downcast

andshietddto preventtigntand-gtare:

If the project is commercial, industrial, or institutional, complete the following:N/A

Total square footage of all structures:

Estimated employees per shift:

Estimated shifts per day:

Type of loading facilities proposed:

Will the proposed project be phased? QO Yes QO No

If Yes, explain your plans for phasing:

Parking will be provided as follows:N/A

Number of Spaces:

Existing: Proposed: Total:
Number of standard spaces: Size:
Number of handicapped spaces: Size:

What will be the method of sewage disposal?
Q Community sewage system, specify

& Septic Tank (indicate primary and replacement leachfields on plot plan) Existing

Q Other, specify

CMuller $:\Handouts\PJR\PJR-035 Coastal Permit .wpd 05/22/10 Page 6 of 7



13. What will be the domestic water source?
xa Community water system, Specify su pp|ier: Salmon Creek Water Company - Existing service connection.

a Well a On-site Q Off-site
Q Spring a On-site Q Off-site

@ Other, specify

14. Utilities will be supplied to the site as follows:
Electricity:
X Utility Company (service exists to the parcel)
@ Utility Company requires extension of services to site: feet miles
@ On Site generation, Specify:
Q None
Gas:
Q Utility Company/Tank
X1 None

CMuller S:\Handouts\PJR\PJR-035 Coastal Permit .wpd 05/22/10 Page 7 of 7
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Wrad

Environmental
Consultants

March 20, 2026

Pringl Miller
P.O. Box 672
Bodega Bay, CA 94923

RE: 435 McChristian Avenue, Sonoma County, California (APN: 100-230-006) (WRA Project
#350213)

Ms. Miller,

This letter is intended to summarize the methods, results, and recommendations of a biological
resources assessment (BRA) at your property located at 435 McChristian Avenue, Sonoma County
(Study Area). It is our understanding that you are proposing to remodel an existing single-family
residence and build a new carport, and that Sonoma County has requested a review of biological
resources. The following addresses all potential and present sensitive biological resources in the
Study Area that could be affected by the proposed project and provides recommendations for
preventing impacts to such in conformance with Sonoma County Codes, including the Local Coastal
Program (LCP), California Environmental Quality Act (CEQA), and California Coastal Act (CCA).

BACKGROUND AND METHODS

The Study Area is a single parcel (APN: 100-230-006) located on the edge of the Bodega Dunes
in the Salmon Creek neighborhood. The property was developed between 1983 and 1993 and
currently contains a single-family residence, outbuilding, concrete patio, decks, walkways, parking
area, driveway, and associated infrastructure. As noted, the proposed project is a remodel of the
residence with a slight alteration of the footprint. To ensure that sensitive biological resources are
not impacted by the development, WRA conducted the following assessments/surveys in the Study
Area.

On July 10, 2025, WRA biologists visited the Study Area to map land cover types, document plant
and wildlife species present, and evaluate on-site habitat for the potential to support special-
status species. Prior to the site visit, the WRA biologists reviewed literature resources and
performed database searches to assess the potential for sensitive biological communities (e.g.,
wetlands) and special-status species (e.g., endangered plants), including:

1318 Redwood Way Suite 200, Petaluma, CA 94954 707-238-5684 WWW.Wra-ca.com



e Soil Survey of Sonoma County, California (USDA 1972)

Bodega Head 7.5-minute quadrangle (USGS 2012)

Contemporary aerial photographs (Google Earth 2025)

Historical aerial photographs (Historical Aerials 2025)

National Wetlands Inventory (NWI; USFWS 2025a)

California Aquatic Resources Inventory (CARI; SFEI 2025)

California Natural Diversity Database (CNDDB; CDFW 2025)

California Native Plant Society Electronic Inventory (CNPS 2025a)

Consortium of California Herbaria (CCH 2025)

USFWS Information for Planning and Consultation (USFWS 2025b)

eBird Online Database (eBird 2025)

e CDFW Publication, California Bird Species of Special Concern in California (Shuford and
Gardali 2008)

e CDFW and University of California Press publication California Amphibian and Reptile
Species of Special Concern (Thomson et al. 2016)

e Breeding Birds of Sonoma County, California (Burridge 1995)

e A Field Guide to Western Reptiles and Amphibians (Stebbins 2003)

e A Manual of California Vegetation, 2™ Edition (Sawyer et al. 2009)

e A Manual of California Vegetation Online (CNPS 2025b)

e Sonoma Vegetation Map (Sonoma County 2015)

e Preliminary Descriptions of the Terrestrial Natural Communities (Holland 1986)

e California Natural Community List (CDFW 2018a)

Land Cover

Following the desktop assessment, the WRA biologists completed a field review to document: (1)
land cover types (e.g., terrestrial communities, aquatic resources), (2) existing conditions and to
determine if such provided suitable habitat for any special-status plant or wildlife species, (3) if
and what type of aquatic natural communities (e.g., wetlands) were present, and (4) if special-
status species were present.

Terrestrial land cover types were mapped and evaluated across the entire Study Area. In most
instances, communities are delineated based on distinct shifts in plant assemblage (vegetation)
and follow the California Natural Community List (CDFW 2018a), Preliminary Descriptions of the
Terrestrial Natural Communities of California (Holland 1986), A Manual of California Vegetation,
Online Edition (CNPS 2025b), and Sonoma Vegetation Map (SVP; Sonoma County 2015). Any
sensitive natural communities as described in the Sonoma County LCP (Sonoma County 2025) or
General Plan (Sonoma County 2008) were considered.

Aquatic resources include Waters of the U.S., Waters of the State, and Streams, Lakes, and
Riparian Habitat as defined in the CWA, Porter-Cologne Act, and CFGC, respectively. Sonoma
County mandates setbacks from these aquatic resources and therefore requires mapping of the
outward extent of such features. This site assessment does not constitute a formal wetland
delineation; however, the surveys looked for superficial indicators of wetlands such as hydrophytic
vegetation (i.e., plant communities dominated by wetland species), evidence of inundation or
flowing water, saturated soils and seepage, and topographic depressions/swales. If streams
potentially jurisdictional under the CWA and/or the CFGC are noted on a site, they are delineated
using a mix of surveyed topography data, high resolution aerial photographs, and a sub-meter



GPS unit. The top-of-bank would be used to determine the extent of CFGC Section 1602 and 401
and for setting Sonoma County mandated setbacks.

Special-status Species

Potential occurrence of special-status species in the Study Area was evaluated by first determining
which special-status species occur in the greater vicinity through a literature and database review.
Database searches (i.e., CNDDB, CNPS) included the Arched Rock, Duncans Mills, Bodega Head,
and Valley Ford USGS 7.5-minute quadrangle for special-status plants. The special-status wildlife
evaluation was based on database searches for the entirety of Sonoma County. Suitable habitat
conditions are based on physical and biological conditions of the site, as well as the professional
expertise of the investigating biologists. The potential for each special-status species to occur in
the Study Area was then determined according to the following criteria:

e No Potential. Habitat on and adjacent to the site is clearly unsuitable for the species
requirements (foraging, breeding, cover, substrate, elevation, hydrology, plant community,
site history, disturbance regime).

e Unlikely. Few of the habitat components meeting the species requirements are present,
and/or the majority of habitat on and adjacent to the site is unsuitable or of very poor
quality. The species is not likely to be found on the site.

e Moderate Potential. Some of the habitat components meeting the species requirements
are present, and/or only some of the habitat on or adjacent to the site is unsuitable. The
species has a moderate probability of being found on the site.

e High Potential. All habitat components meeting the species requirements are present
and/or most of the habitat on or adjacent to the site is highly suitable. The species has a
high probability of being found on the site.

e Present. Species has been observed on the site or has been recorded (i.e. CNDDB, other
reports) on the site in the recent past.

RESULTS
Land Cover Types

Land cover types observed by WRA within the Study Area include developed, iceplant mat, and
European beachgrass sward (Attachment A).

Developed Area (no vegetation dalliance). CDFW Rank: None. This land cover type
constitutes 0.14 acres of the Study Area, of which 0.057 acre is situated in the Project Area
(Attachment A). Developed areas are composed of a mix of hardscape (e.g., buildings,
gravel road) and landscape (e.g., gardens). The vegetation and soils are highly altered
providing virtually no habitat for native plants and very limited habitat for wildlife. Plants
include a mix of landscape species and disturbance adapted herbs including rough cat’s-
ear (Hypochaeris radicata), hawkbit (Leontodon saxatilis), and English plantain (Plantago
lanceolata). This land cover type is synonymous with the Developed biotic community in
the SVM (Sonoma County 2015). This land cover type is not considered an Environmentally
Sensitive Habitat Area (ESHA) under the CCA or LCP, nor is it considered sensitive by
Sonoma County, CDFW, or any other regulatory entity.




Iceplant Mat (Mesembryanthemum spp.-Carpobrotus spp. Herbaceous Semi-Natural
Alliance). CDFW Rank: None. Iceplant mats are known from the outer Coast Ranges, Central
Valley, Peninsular Ranges, and Bay Area situated on sandy to loamy soils on disturbed
areas, bluffs, and coastal dunes (Sawyer et al. 2009, CNPS 2025b). Within the Study Areaq,
iceplant mats total approximately 0.31 acre, of which 0.003 acre is situated in the Project
Area. These mats are dominated by the Cal-IPC Rank High invasive species iceplant
(Carpobrotus edulis), with notable cover of other non-native plants including European
beachgrass (Ammophila arenaria), 1talian thistle (Carduus pycnocephalus), rip-gut brome
(Bromus diandrus), and sheep sorrel (Rumex acetosella). This land cover type is
synonymous with the Mesembryanthemum spp.-Carpobrotus spp. Provisional Alliance
biotic community in the SVM (Sonoma County 2015). This land cover type is not considered
an ESHA under the CCA or LCP, nor is it considered sensitive by Sonoma County, CDFW, or
any other regulatory entity.

European Beachgrass Sward (Ammophila arenaria Herbaceous Semi-Natural Alliance).
CDFW Rank: None. European beachgrass swards are known from the outer Coast Ranges
and Peninsular Ranges situated on sands of coastal bars, foredunes, river mouths, and
coastal spits (Sawyer et al. 2009, CNPS 2025b). Within the Study Area, European
beachgrass swards total approximately 0.56 acre, of which 0.005 acre is situated in the
Project Area. These swards are dominated by the Cal-IPC Rank High invasive species
European beachgrass (Ammophila arenaria), with notable cover of other non-native plants
including iceplant (Carpobrotus edulis), rip-gut brome (Bromus diandrus), big rattlesnake
grass (Briza maxima), yellow bush lupine (Lupinus arboreus), and sheep sorrel (Rumex
acetosella). This land cover type is synonymous with the Ammophila arenaria Provisional
Alliance biotic community in the SVM (Sonoma County 2015). This land cover type is not
considered an ESHA under the CCA or LCP, nor is it considered sensitive by Sonoma County,
CDFW, or any other regulatory entity.

Special-status Species
Special-status Plants

Based upon a review of the resource databases (CNPS and CNNDB), a total of 68 special-status
plant species have been documented within the four 7.5-minute quadrangles listed above. Of these
68 special-status plants 19 have the potential to occur in the Study Area. The remaining 49 special-
status plants are unlikely or have no potential to occur in the Study Area for one or more of the
following reasons:

e Hydrologic conditions (e.g., tidal, riverine) necessary to support the special-status plant
species are not present in the Study Area.

e Edaphic (soil) conditions (e.g., clays, serpentine) necessary to support the special-status
plant species are not present in the Study Area.

e Topographic conditions (e.g., north-facing slope, montane) necessary to support the
special-status plant species are not present in the Study Area.

e Unique pH conditions (e.g., alkali scalds, acidic bogs) necessary to support the special-
status plant species are not present in the Study Area.

e Associated natural communities (e.qg., interior chaparral, tidal marsh) necessary to support
the special-status plant species are not present in the Study Area.



e The Study Area is geographically isolated (e.g., below elevation, coastal environs) from the
documented range of the special-status plant species.

e Land use history and contemporary management (e.g., absence of mowing or grazing) has
degraded the localized habitat necessary to support the special-status plant species.

e Recent evaluation of historical records has determined that these species are extirpated
from the Study Area region.

A single floristic survey was conducted during the site visit which was conducted during a period
sufficient to identify all 19 special-status plants with the potential to occur in the Study Area
through floral and/or vegetative characters. One special-status plant was observed in the Study
Areqa, while the remaining 18 were not observed and are considered absent. The following
summarize each of plants.

San Francisco spineflower (Chorizanthe cuspidata var. cuspidata), CRPR 1B. Moderate
Potential. San Francisco spineflower is an annual forb in the buckwheat family
(Polygonaceae) that blooms from April to August. It typically occurs on sandy substrate of
terraces and slopes in coastal bluff scrub, coastal dune, coastal prairie, and coastal scrub
habitat at elevations ranging from 10 to 700 feet (CDFW 2025a, CNPS 2025a). Eight
subpopulations totaling 270 individuals over 310 square feet are present in the Study Area
entirely located in openings in European beachgrass swards and iceplant mats (Attachment
A).

The following 18 special-status plants were not observed in the Study Area:

Pink sand-verbena (Abronia umbellata var. breviflora); CRPR 1B
Blasdale’s bentgrass (Agrostis blasdalei); CRPR 1B

Coastal bluff morning-glory (Calystegia purpurata ssp. saxicola); CRPR 1B
Monterey paintbrush (Castilleja Iatifolia); CRPR 4

Point Reyes ceanothus (Ceanothus gloriosus ssp. gloriosus); CRPR 4
Woolly-headed spineflower (Chorizanthe cuspidata var. villosa); CRPR 1B
Sonoma spineflower (Chorizanthe valida); FE, SE, CRPR 1B

Mendocino dodder (Cuscuta pacifica var. papillate); CRPR 1B

Bluff wallflower (Erysimum concinnum); CRPR 1B

San Francisco wallflower (Erysimum franciscanum); CRPR 4

Blue coast gilia (Gilia capitata ssp. chamissonis); CRPR 1B

Pacific gilia (Gilia capitata ssp. pacifica); CRPR 1B

Dark-eyed gilia (Gilia millefoliata); CRPR 1B

Short-leaved evax (Hesperevax sparsiflora var. brevifolia); CRPR 1B
Point Reyes horkelia (Horkelia marinensis); CRPR 1B

Perennial goldfields (Lasthenia californica ssp. macrantha); CRPR 1B
Large-flowered leptosiphon (Leptosiphon grandifloras); CRPR 4
Tidestrom’s lupine (Lupinus tidestromii); FE, SE, CRPR 1B

Special-status Wildlife

A total of 64 special-status wildlife species have been documented in Sonoma County (CDFW
2025a). The Study Area has the potential to support four (4) of these special-status wildlife. The
remaining 60 species are unlikely or have no potential to occur due to one or more of the following
reasons:



e Aquatic habitats (e.g., estuaries, ponds) necessary to support the special-status wildlife
species are not present in the Study Area.

e Vegetation habitats (e.g., coast redwood forest, coastal prairie, chaparral) that provide
nesting and/or foraging resources necessary support the special-status wildlife species are
not present in the Study Area.

e Physical structures (e.g., mines/caves) necessary to provide nesting, cover, and/or foraging
habitat to support the special-status wildlife species are not present in the Study Area.

e Host plants (e.g., dog violet, harlequin lotus) necessary to provide larval and nectar
resources for the special-status wildlife species are not present in the Study Area

e The Study Area is outside (e.g., north of, west of) of the special-status wildlife species
documented nesting range.

Those species with the potential to occur are listed as follows:

e Short-eared owl (Asio flammeus); SSC

e Northern harrier (Circus hudsonius); SSC

e White-tailed kite (Elanus leucurus); SFP

e Loggerhead shrike (Lanius ludovicianus); SSC

RECOMMENDATIONS

Section 30240 of the CCA and Section 8 under the Open Space and Resource Conservation (OSRC)
Element of the Sonoma County LCP outline the governance of ESHA. ESHA is defined as:

“. .. any area in which plant or animal life or their habitats are either rare or especially
valuable because of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activities and developments.”

The LCP sites five specific ESHA that should be evaluated in context of project activities and their
presence in a specific site:

e Any habitat area that is rare or especially valuable from a local, regional, or statewide
perspective.

e Areas that contribute to the viability of plant or animal species designated as rare,
threatened, or endangered under State or Federal law.

e Areas that contribute to the viability of species designated as Fully Protected or Species
of Special Concern under State law or regulations.

e Areas that contribute to the viability of plant and animal life for which there is compelling
evidence of rarity, or a species or habitat that is considered to have a special nature or
role in the ecosystem.

e Old growth [at least 150 years old] Redwood and Douglas fir trees and associated forest
habitat. Because of their rarity and biological importance, isolated old growth Redwood
and Douglas fir trees shall be protected as well as intact old growth forest habitat.



Additionally, the LCP list fourteen (14) criteria to be considered when determining whether
additional areas should be considered ESHAZ:

e Features included maps presented in the LCP

e Federally- and State-listed Candidate/Rare/Threatened/Endangered Plants and Wildlife,
as well as habitats that support such

e California Native Plant Society (CNPS) Ranked 1 and 2 Plants

e California Department of Fish and Wildlife (CDFW) Global and State 1-3 Ranked Vegetation
Communities/Plants/Wildlife

e California Species of Special Concern (SSC) and Fully Protected Species (SFP)

e Tree stands that support nesting raptors, roosting monarchs, and egret/heron rookeries

e Genetically special populations

e Habitat corridors, ecological linkages, and areas provisioning/supporting critical ecosystem
services

Likewise, the LCP discusses Streams and Riparian Corridors, Marine Habitats, and Terrestrial
Habitats and provides allowable uses. The LCP calls for setback requirements for ESHA and other
biological resources; some setbacks may be reduced under certain circumstances, but in no case
shall an ESHA buffer be less than 50 feet.

e Riparian Corridor: 100 feet from vegetation edge

e Stream: 100 feet from the top-of-bank

e Russian River 200 feet

e Wetlands: 100 feet (may be reduced to 30 feet or 50 feet depending on circumstance)
Nesting Special-status Birds: 500 feet (may be reduced to no less than 100 feet)
Nesting Passerines: 300 feet (may be reduced)

Heron/Egret Rookeries: 600 feet (may be reduced)

Nesting Raptors: 500 feet (may be reduced)

As noted, the proposed project is the remodeling of the existing residence to slightly altered
footprint. The following recommendations are forwarded to avoid impacts on sensitive biological
resources.

Land Covers

Land covers within the Study Area overlain with the proposed Project Area is included in
Attachment A. The Project Area is situated entirely within non-sensitive land cover types of
developed areas, European beachgrass swards, and iceplant mats. The latter two land cover types
are dominated by plants ranked as High on Cal-1PC list of invasive species. Both species effectively
stabilize coastal dunes altering the native flora and dune morphology. Dunes are discussed in the
OSRC Element with the implication that they are ESHA.

Although the Study Area is underlain by dune sands and is mapped as dune in Figure C-OSRC-2i
of the LCP it has become largely stabilized due to invasion of these plants. Furthermore, the
eastern portion of the Study Area around the residence and driveway has experienced several

1 All fourteen are included here, with several collated into a single bullet point



iterations of disturbance and degradation including the necessary importation of fill material to
build the residence and other developed elements.

The proposed project has been intentionally and necessarily sited within the developed area to
the greatest extent possible. A total of 348 square feet will be sited in iceplant mat and European
beachgrass sward land cover types, which are adjacent to the existing development. As noted
these areas are severely degraded and support 100 percent absolute cover of non-native invasive
species. Therefore, these areas are not sensitive biological resources, should not be considered
ESHA, and should require no additional consideration. No further actions are recommended for
land cover types.

Special-status Species
Special-status Plants

The Study Area contains eight subpopulations of San Francisco spineflower. They are universally
situated in openings underlain by loose sands. Because this species has a CNPS Rank of 1B, it is
explicitly considered an ESHA according to the LCP. This species is a diminutive annual that
requires a certain degree of disturbance (i.e., shifting, loose sands). The proposed project is not
located near these subpopulations and a 50-foot buffer with the following restrictions will be
sufficient to provide protection.

Recommendation 1: Use the existing parking area and other existing developed areas for
laydown of materials and equipment. Inform construction personnel of the presence of
these subpopulations and require that they work within the developed areas to the greatest
extent feasible.

Special-status Wildlife

The Study Area has the potential to support four special-status wildlife species, all of which are
birds (short-eared owl, northern harrier, white-tailed kite, loggerhead shrike). Additionally, the
Study Area has the potential to support non-status birds that are afforded protections under the
Migratory Bird Treaty Act (MBTA) and California Fish and Game Code (CFGC). The following
recommendations are forwarded to ensure that nesting special-status and non-status birds are
not impacted by the proposed project.

Recommendation 2: Vegetation removal and initial construction should occur from August
16 to January 31, outside of the general bird nesting season. If relatively high decibel-level?
construction activities begin prior to the nesting season and continue to occur consistently
into the nesting season, then general nesting bird surveys would not be recommended. If
at any time during the nesting season (February 1 through August 15) that construction
activities are suspended for seven or more days, then a general nesting bird survey should
be conducted.

The survey should cover the Project Area and surrounding areas within 600 feet. Survey
methods would involve the biologist(s) traversing the site in the early morning to observe
and document bird activity. The survey should include all potential bird nesting substrates,

2 Steady noise at levels of 70 or greater decibels; this threshold is approximately the sound level of a multi-party
conversation at 3 feet distance.



with a particular focus on dense herbaceous vegetation; cavities, platforms, and fissures
in trees; large trees and shrubs; etc. Avian territorial behavior (e.g., singing, chasing
intruders), breeding behavior (e.g., copulation, carrying nesting material, carrying food to
nest), and the presence of active nest structures and/or pre-fledged juvenile birds, are
sufficient evidence to determine that birds are nesting and require protection. If active bird
nests are found during the survey, an appropriate species-specific no-disturbance buffer
should be established by the qualified biologist. Once it is determined that young have
fledged (left the nest) or the nest has otherwise become inactive (e.g., due to predation),
the buffer may be lifted, and work may be initiated within the former buffer area.

Please contact me if you have questions or require additional information. Sincerely,

Sy

[ e

Aaron Arthur
Associate Biologist
WRA, Inc.
arthur@wra-ca.com

o

ENCLOSURES: Attachment A: Figures
Attachment B: List of Observed Species
Attachment C: Potential Special-status Species in the Study Area
Attachment D: Representative Photographs
Attachment E: Statement of Qualifications
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ATTACHMENT B - LIST OF OBSERVED SPECIES
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Table B-2. Wildlife species observed in and around the Study Area: July 10, 2025

SCIENTIFIC NAME COMMON NAME

Mammals

Lepus californicus

black-tailed jackrabbit

Odocoileus hemionus columbianus

black-tailed deer

Birds

Aphelocoma californica

California scrub jay

Buteo jamaicensis

red-tailed hawk

Cathartes aura

turkey vulture

Corvus corax

common raven

Haemorhous mexicanus

house finch

Melospiza melodia

song sparrow

Melozone crissalis

California towhee

Mimus polyglottos

northern mockingbird

Page B-3
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ATTACHMENT D - REPRESENTATIVE PHOTOGRAPHS



Existing single-family residence, the subject of the proposed project. Note existing development (e.g.,
stairs, residence) and iceplant mats in the foreground.

Residence in background from western edge of Study Area with European beachgrass sward in the
foreground and middle ground.

Consultants

/@ Wra Attachment D. Representative Photographs Page D-1
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Existing single-family residence, proposed redevelopment in European beachgrass sward circled in red;
note the high density of invasive species in this area.

Existing development of residence, proposed redevelopment in iceplant mat circled in blue; note the
high density of invasive plants in this area.
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Special-status plant, San Francisco spineflower (Chorizanthe cuspidata var. cuspidata) individual in
small opening in European beachgrass sward on loose sand.
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ATTACHMENT E — STATEMENT OF QUALIFICATIONS



wrada

Environmental
Consultants

Appendix E - Statement of Qualifications

WRA is an environmental consulting firm with over 30 years of experience conducting biological resources
assessments, wetland delineations, protocol-level rare plant surveys, special-status wildlife assessments
and species-specific surveys, as well as preparing applications with state and federal natural resource
agencies for avoiding, minimizing, and mitigating impacts to sensitive natural resources. Other services and
products with which WRA has expertise include preparation of CEQA/NEPA documents, habitat mitigation
and monitoring plans, natural resource management plans, mitigation and conservation bank enabling
instruments, grazing management plans, and wetland and other natural resources restoration plans.

Matt Richmond, BS, Principal with WRA, has over 20 years performing botanical assessments, rare plant
surveys, environmentally sensitive habitat area surveys, wetland delineations, and vegetation mapping. He
also has experience performing protocol-level surveys for California red-legged frog, Ridgeway’s rail,
marbled murrelet, northern spotted owl, Point Arena mountain beaver, and Behren’s silverspot butterfly. His
project focus is in conservation and mitigation banking, coastal development projects, vineyard
development, and timber resources. Mr. Richmond regularly manages large-scale mitigation banking
projects, as well as coastal development permits, coastal restoration projects, vineyard grading permits
with a focus in Mendocino, Napa, Lake, and Sonoma counties. Mr. Richmond’s technical training includes
the flora of Northern California, plant ecology, and forest ecology. Additionally, he has completed the 40-
hour Corps wetland delineation training. Mr. Richmond received his Bachelor of Science in Biology from
Humboldt State University.

Aaron Arthur, MS, Associate Plant Biologist with WRA, has nearly 20 years performing vegetation & habitat
mapping, rare plant surveys, botanical assessments, vegetation change analysis, and wetland delineations.
His project focus is vineyard development, timber resources, coastal development permits, habitat
mitigation and monitoring plans, conservation and mitigation banking, and long-term management plans
in Sonoma, Marin, Napa, and Mendocino counties. Mr. Arthur’s technical training includes the flora of
Northern California, the flora of the Pacific Northwest, agrostology, aquatic botany, plant ecology, forest
ecology, and soil science. Additionally, he has completed the 40-hour Corps wetland delineation course,
holds 2081(a) Plant Voucher Permit, and is Certified California Consulting Botanist #0016 from the California
Native Plant Society. Mr. Arthur received his Bachelor of Arts in Geography and received his Master of
Science in Physical Geography from Oregon State University, where his research focused on forest floristics
and vegetation change.
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Report

Geotechnical Investigation
Planned Residence Addition
455 McChristian Avenue
Bodega Bay, California

This report presents the results of our geotechnical investigation for the subject project. The
parcel is indicated on the Test Hole Location Plan, Plate 1.

We understand that the project will consist of constructing an addition onto the existing
residence and possibly a detached garage. We understand that the addition will be a wood frame,
one-story structure with either raised wood floors (i.e. crawl space) or concrete slab-on-grade
floors. Further, we understand that the addition floor elevation is planned to be about 3 feet
lower than the elevation of the house floor. Foundation loads are expected to be typical for the
type of construction indicated. We anticipate that unretained fills will be relatively minor and
less than about 6 feet high. Retaining walls may be needed.

The scope of our investigation, as outlined in our agreement dated September 24, 2024, included
reviewing selected published geotechnical and geologic information from our files, exploring
subsurface conditions, and performing laboratory tests on selected samples. Based upon our
work, we have developed conclusions and recommendations concerning:

1. Proximity of the site to published active faults.

2. Soil and ground water conditions observed, including evaluation of
liquefaction potential.

3. Site preparation and grading.
4. Foundation type(s) and design criteria.

5. Concrete slabs-on-grade.

Westside Center
6470 Mirabel Road
Post Office Box 460
Forestville, CA 95436
707.887.2505

6. Retaining walls, if needed.
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7. Geotechnical engineering drainage.

8. Supplemental services.
Our scope of work did not include evaluation of any potential hazardous waste contamination or
corrosion potential of the soil or groundwater at the site. Further, our scope of work does not

include evaluating areas beyond the described improvement areas. (i.e., driveway, landscaping,
etc.).

WORK PERFORMED

A listing of the geologic related literature reviewed is presented in the Bibliography at the end of
this report.

On October 16, 2024, our engineering geologist visited the site to: 1) observe the existing site
conditions; 2) confirm our exploration approach; and 3) locate our proposed test borings. On
October 25, 2024, our geologist explored the subsurface conditions to the extent of two test
borings. The test borings were drilled with a track mounted and portable, drill rig equipped with
6-inch diameter hollow stem augers. The completed test borings were drilled to a maximum
depth of 20-1/2 feet. The test boring locations, are approximately shown on Plate 1. The test
boring locations should be considered accurate only to the degree implied by the method used.

Our geologist logged the conditions encountered and obtained relatively undisturbed samples at
selected intervals for visual identification and laboratory testing. The samples were obtained
with either a 2.4-inch, inside-diameter (i.d.), split-spoon sampler or a 1.4-inch i.d. Standard
Penetration Test (SPT) sampler driven with a 140-pound automatic trip hammer. The stroke
during driving was about 30 inches. The blows required to drive the 2.4-inch i.d. sampler were
recorded and converted to Standard Penetration Resistance Values for correlation with other
data. The blows required to drive the SPT sampler do not require conversion. The logs of the
test borings showing the materials encountered, sample depths, and converted and unconverted
blow counts are presented on Plates 2 and 3. The materials are classified in accordance with the
Unified Soil Classification System, presented on Plate 4.

The log shows our interpretation of the subsurface conditions on the date and location indicated,
and it is not warranted that they are representative of the subsurface conditions at other locations
and times. Also, the stratification lines on the logs represent the approximate boundaries
between soil types; the transition may be gradual.
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Representative samples of the soils encountered were laboratory tested to determine their
classification (percent passing No. 200 sieve), moisture content, and density. The test results are
generally presented on the test boring logs in the manner described in the Key to Test Data, Plate
4.

SITE CONDITIONS

The parcel is located on west side of McChristian Avenue south of the intersection with Miwok
Road, in the southeastern portions of the Salmon Creek neighborhood of Bodega Bay. The
parcel is approximately 80 feet above sea level, and located about 2000 feet east of the Pacific
Ocean and about 900 feet south of Salmon Creek. The parcel is situated on the eastern boundary
of a large dune sand field that stretches from Salmon Creek to Bodega Bay. An approximate 10-
to 15-foot-high dune situated at the center of the parcel has been developed with a residence on
its crest. Beyond the development, the terrain descends westerly at a gradient of about 10:1
(horizontal to vertical) to the Pacific Ocean. The undeveloped portion of the parcel is covered
with dune grasses.

The published geologic reference maps the area to be underlain by predominantly Holocene-age
dune sands with smaller portions of marine terrace deposits and marine deposits comprised of
mud, gritty mud, silt, and sand. During our work, we observed the site to be covered by eolian
dune sands that are deposited and re-deposited by wind-blown processes.

Our test borings indicate the ground surface is covered by about 2 to 6 feet of brown medium-
grained sands that are loose and moist. These sands are typically unconsolidated and clean
(estimated to be less than 10 percent silts and clays). Based on our visual observations, the loose
surface sands exhibit low plasticity to non-plastic, and very low cohesion. The shallow sand
deposits are generally compressible and susceptible to densification and settlement during
ground shaking. The thicknesses of these weak sand deposits are shown on the test boring logs.

Below the loose surface sands, we encountered brown sands that are medium dense. These soils
are considered to be less compressible and less susceptible to densification during seismically-
induced ground shaking than the loose sand. The underlying sands also have low expansion
potential.

Groundwater was not encountered during our exploration. Groundwater conditions are expected
to vary seasonally and at different locations.

The site is located within a zone of high seismic activity. Interactive geologic maps by the
California Geological Survey (CGS, 2024 revision) indicate the site is located within Alquist-
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Priolo (A-P) Earthquake Fault Zone boundaries for historically active traces of the San Andreas
Fault system. The CGS considers active faults as those having experienced surface rupture
within about the last 11,000 years. Based on the maps, multiple traces are located to the
immediate southeast of the parcel. The maps show a fault trace crossing the western portion of
the site. However, the actual locations of the fault traces are generally approximated as the
traces can be obscured by the migrating dune sands.

As throughout Sonoma County, ground shaking from earthquakes represents a significant
geologic hazard to developments. Severe vibrations caused by earthquakes can trigger a
phenomenon called liquefaction, which involves a temporary transformation of loose,
cohesionless sands and occasionally soft silts below the groundwater level into a fluid-like mass
due to an increase in pore water pressure. Loose, cohesionless sands above the groundwater
level can result in densification and differential settlement in response to seismic shaking. Our
review of liquefaction susceptibility maps prepared by USGS and CGS for the Association of
Bay Area Governments (ABAG) indicates the site is located in an area of “high” liquefaction
susceptibility. The occurrence of liquefaction and densification is dependent on many factors,
including the intensity and duration of ground shaking, soil density, particle size distribution, and
position of the ground water table (Seed and Idriss, 1982).

DISCUSSION AND CONCLUSIONS

Based on the results of our investigation, we conclude that the proposed improvements are
feasible from a geotechnical engineering viewpoint. The primary geotechnical concerns at the
site is the presence of approximately 9 feet of loose sands subject to densification that underlie
the proposed development and proximity to the San Andreas Fault.

We anticipate the site will be subjected to very strong ground shaking during future, large
magnitude earthquakes generated on nearby active traces of the San Andreas fault zone. Due to
groundwater levels well below the depth of the susceptible sands, we judge the potential for
liquefaction at the site is low. However, the loose, cohesionless sands encountered within the
upper 9 feet of the ground surface are considered to be susceptible to densification and
differential settlements during earthquakes. We estimate that densification induced settlement on
the order of 1-1/2 inches could occur. Settlement and densification of the loose sands could
potentially result in damage to structures. Therefore, we conclude that the existing surface
materials are unsuitable for support of new fills, shallow foundations, and critical concrete slabs
in their present condition.

For this project, we recommend the use of a mat slab for structural support of the addition and
garage. Mat slab foundations are foundation systems commonly used to mitigate the damaging
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effects of densification and liquefaction. Heavily reinforced concrete mat slabs are designed to
span and cantilever voids associated with differential settlement, and accommodate tilting. If
tilting of the mat were to occur, a properly designed and constructed structure could experience
distress; however, collapse of the structure would not be expected. In addition, the mat and
structure could possibly be releveled if necessary.

The potential adverse effects resulting from differential movements of the loose sands can
further be reduced in building areas by removal of the upper portion of the loose sands and
replacement as properly engineered fill. The excavation and recompaction should be a minimum
of 4 feet in depth. The materials encountered in our test borings are non-plastic and therefore are
suitable for re-use as compacted fill. However, the on-site sands are clean (i.e., contain very
little silt/clay binder materials). The lack of binder material may result in difficulty achieving
and maintaining minimum recommended percent relative compaction. In addition, these
materials will be easily disturbed and create erodible surfaces. Therefore, we judge the upper 12
inches of the building pad should consist of imported, non-expansive “select” fill, placed and
compacted in accordance with the Site Preparation and Grading section of this report.

At the addition location, there will be a potential for differential movements between the new
and existing foundations as the structures experience vertical movements from new loading.
Such differential movements may result in some distress. The location of distress, if it occurs,
will depend upon the type of connection between the addition and existing structure, and type of
movements. Our recommendations are intended to reduce the potential for distress. The
potential for distress of the new foundations or slabs, or existing foundations and slabs may be
reduced if the new construction is separated from the existing structure.

The existing structure could, if desired, be monitored for distress during construction if new
construction is planned. Should distress of the existing structure be noted, or if the risk of
distress to the structure is unacceptable to the owner, then underpinning, bracing and/or shoring
may be necessary and should be considered. Such monitoring, if desired, should begin prior to,
and continue during and after, construction.

The contractor must use extreme caution when excavating directly adjacent to existing footings.
Excavations adjacent to, and lower than, the bottom of footings must be performed in alternating
short sections not exceeding 5 feet in length to avoid removing lateral confinement. A maximum
of one-third of the existing foundation should be exposed at one time. Construction operations
must be carefully planned to allow for the installation of fill or new footings as soon as possible
after completing the excavation. Heavy vibratory equipment that could cause settlement must
not be used within 5 feet of existing footings.
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Shoring of the existing residence may be required for excavation adjacent to the existing
structure. Also care should be taken to not allow the sands below the existing foundation to pass
through the shoring creating voids under the existing residence. Pressure grouting of the sands
under the residence could be considered to act as a binder to reduce the difficulties of excavation
within the loose sands. We should be contacted to provide supplemental recommendations and
comments as needed when pressure grouting, shoring, or another method is chosen.

Noncritical use slabs-on-grade, such as strip walkways, equipment pads, etc., may be constructed
on properly prepared subgrade (i.e., leveled and organics removed) provided: 1) the slabs are
separated from foundations; 2) the slabs are designed to minimize cracking (i.e., reinforced with
steel rebar and provided with control joints); and 3) some soil-related cracking is considered
acceptable. Improved performance of less critical use slabs, if desired, can be attained by
removal of some of the weak soils and replacement as engineered fill, previously discussed. The
depth of over-excavation is dependent upon the level of performance desired by the owner.

Groundwater seepage was not encountered in our test borings. We anticipate that groundwater
seepage and perched groundwater conditions will vary seasonally and by location across the site
and in response to rainfall and irrigation. Excavations performed in the summer or autumn
months will typically result in a lower risk of encountering groundwater or wet soil conditions
than in winter or spring months and may require less mitigation during site work should
groundwater be encountered.

Control of surface run-off will significantly enhance the stability of the site. The site should be
graded to slope away from foundations, and slab edges. The discharge of roof gutter downspouts
must be collected into non-perforated pipes. All collected water must be discharged into the
storm drain system or onto erosion resistant areas away from foundations and slabs.

The literature reviewed indicates the site is located within an Earthquake Zone of Required
Investigation for active traces of the San Andreas Fault. The purpose of the Alquist-Priolo Act is
to avoid constructing structures across active fault traces. According to the A-P Act, the actual
risk associated with surface fault rupture is assessed by performing a site-specific fault
investigation typically with subsurface exploration. A detailed fault study was not authorized or
conducted for this site. Single family residences are generally exempt from the A-P Act.
However, the permitting agency (city, county, or state) typically has the authority to require or
waive a fault investigation. Some constraints to performing a fault investigation include the high
caving potential of the loose dune sands which would obscure potentially active fault traces and
limited area for trenching due to public improvements and private properties. As indicated
previously, the literature shows fault traces crossing the western portion of the site. In addition,
our interpretations of geomorphic features, such as depressions, northwest trending drainage
swales, etc., suggest that the active portions of the fault are located west-southwest of the parcel.
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However, the possibility of future surface rupture cannot be dismissed entirely although the dune
sand may act as a buffer to prevent the surface expression of a rupture at the ground surface. As
in all seismically active areas, new faults can be generated and/or long inactive faults can be
reactivated as a result of regional earth stresses.

Ground shaking from earthquakes represents a significant geologic hazard to developments
throughout the entire Northern California area. The San Andreas fault ruptured in 1906 with an
estimated moment magnitude of 7.9 and a modified Mercalli Intensity of XI (extreme). The
intensity of ground shaking will be dependent on several factors such as distance from the site to
the earthquake focus, depth of the earthquake, magnitude of the earthquake, duration of ground
shaking, and response of the underlying soil. It will be necessary to design and construct the
structure in accordance with current standards for earthquake-resistant construction.
Construction in accordance with our recommendations will enhance the integrity of the
development. However, damage related to faulting/earthquake shaking may still occur during
the life of the development and is a known risk when building in seismically active areas.

The site is located approximately 80 feet above mean sea level. The Tsunami Inundation Map

For Emergency Planning (California Emergency Management Agency, February 15, 2009) of

the Bodega Head Quadrangle shows the site to be located outside of Tsunami inundation areas.
Therefore, we consider the risk of tsunami related damage to be low.

RECOMMENDATIONS

Site Preparation and Grading

The following is presented for general grading. We must review and approve any grading
planned, since site grading may have a negative impact on slope stability and site performance.

Areas to be graded should be cleared of existing improvements (e.g., footings, slabs, landscape
features, etc.) debris, vegetation, tree roots, and deleterious substances. Material generated by
the clearing operations should be removed from the site. Wells, cesspools, and other voids
encountered or generated during clearing should be either backfilled with granular material or
compacted soil or capped with concrete as determined by us and in accordance with Sonoma
County requirements.

Areas to be graded should be stripped of the upper soils containing root growth and organic
matter. We anticipate that the required depth of stripping will average about 2 to 4 inches. The
strippings should be removed from the site, stockpiled for reuse as topsoil, or mixed with at least
two parts soil and used as fill in areas beyond structures and slabs.
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For the purpose of definition, “select fill areas” referred to in this report are building areas and
their zones extending at least 5 feet beyond the outside edge of mat slab foundations. In select
fill areas, the loose surface soils should be excavated for a minimum depth of 4 feet below the
existing ground surface or subgrade, whichever is deeper. The depths and extent of excavations
should be reviewed and approved by us in the field during grading.

The site is underlain by damp, cohesionless sands. As a result, additional grading efforts may be
required to reduce the likelihood of caving and sloughing at excavations and to achieve proper
compaction where these soils are not confined.

Within the select fill areas, the exposed bottoms should be scarified to a minimum depth of 6
inches, moisture conditioned to about 2 percent above optimum moisture content, and compacted
to at least 90 percent relative compaction. Relative compaction refers to the in-place dry density
of soil expressed as a percentage of the maximum dry density of the same soil, as determined by
ASTM D 1557-12. Optimum moisture content is the water content (percentage by dry weight)
corresponding to the maximum dry density.

The on-site soils are suitable for reuse as general fill in building areas provided that: 1) all rock
sizes greater than 6 inches in largest dimension and perishable materials are removed; and 2) the
fill materials are approved by us prior to use. The upper 12 inches of the building pad and cut or
fill slopes steeper than 5:1 should consist of imported, non-expansive “select” fill free of organic
matter, and should conform to the following requirements:

Sieve Size Percent Passing
6-inch 100
4-inch 90-100

No. 200 15-60

Liquid Limit - 40 Maximum
Plasticity Index - 15 Maximum
(ASTM D 4318-10 Wet Test Method)

Fill should be placed in thin lifts (normally 6 to 8 inches depending on compaction equipment),
uniformly moisture conditioned to about 2 percent above optimum moisture content and
compacted to at least 90 percent relative compaction. In select fill areas, the upper 12 inches of
subgrade should be imported, select fill. All surfaces should be finished to present a smooth,
unyielding subgrade.
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Graded slopes should be planted with quick growing, dense vegetation or protected from erosion
by other measures upon completion of grading. Ground cover should be maintained on the
slopes.

At all times, temporary construction excavations should conform to the regulations of the State
of California, Department of Industrial Relations, Division of Industrial Safety or other stricter
governing regulations. The performance of temporary cut slopes is the responsibility of the
contractor/owner.

Mat Foundation

Foundation support for structures should be obtained from a mat foundation. Mats supporting
structures should be underlain by engineered fill placed and compacted in accordance with the
recommendations presented in this report. Further, the mat should be at least 12 inches thick and
reinforced with steel in both directions to span at least 9 feet and cantilever at least 6 feet at the
edges of non-support. The mat should be designed using allowable bearing pressures of 1,500
pounds per square foot (psf) for dead plus long-term live loads, and 2,250 psf for total design
loads.

Where portions of the foundation extend 12 inches below lowest adjacent grade, those areas may
impose a passive equivalent fluid pressure of 200 pounds per cubic foot (pcf) and a friction
factor of 0.3 times the net vertical dead load. Passive pressures should be neglected within the
upper foot unless footings are confined by other construction. A coefficient of subgrade reaction
of 150 pounds per cubic inch may be used for mat design.

Utility line connections at the edge of the mat should be flexible to resist breakage in the event
that tilting of the mat or differential settlement occurs.

Seismic Design Criteria

Using Google Earth site latitude and longitude coordinates of 38.34797° N; -123.0612° W,
respectively, the following seismic design criteria are based on 2022 CBC guidelines, ASCE 7-
16 and the USGS Earthquake Ground Motion Parameters:

Spectral Response Acceleration g
Ss (0.2 sec.) 2478
Si1 (1.0 sec.) 1.039
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Sps (0.2 sec.) 1.652
Peak Ground Acceleration (PGA) 1.059
Seismic Design Category D

Title 24, Part 2, Section 1613.2.2, of the 2022 CBC indicates that site categorization for seismic
design should be based on the average soil values within the upper 100 feet of the site. We
performed a geophysical site evaluation which included subsurface seismic imaging and
earthquake ground shaking potential evaluation using Tergan’s VsSurf ReMi™ seismic data
processing software. Seismic surveys were performed to determine the soil profile with depth
and the seismic site class per ASCE 7-16 using the weighted-average soil shear wave velocity for
the upper 100 feet (Vs100). The surveys were performed by recording active and/or ambient
(passive) seismic sources. The seismic recording array for these surveys consisted of 12, 4.5 Hz
geophones at 26.25 ft spacing, for a total survey length of 289 feet. Noise was generated by
hammer blows adjacent to the seismic line during data acquisition while ambient noise was
generated from traffic along the nearby roads. The seismic data were acquired using a
ReMiDAQ™ 4-12 channel seismograph, while data was processed using Tergan's ReMi™
software. Survey results indicate a weighted-average soil shear wave velocity of the upper 100
feet (Vs100) of 937 ft/s. This results in a designation of a Seismic Site Class D according to
Table ASCE 7-16.

Concrete Slabs-On-Grade

Non-critical use exterior slabs, such as strip walkways, equipment pads, etc., may be constructed
on properly prepared subgrade (i.e., leveled and free of organics) provided that: 1) the slabs are
separated from foundations with felt paper, mastic, or other positive and low friction separation;
2) slabs are designed to minimize cracking (i.e., reinforced and provided with control joints); and
3) some soil related cracking and settlement is considered acceptable. We should be contacted if
improved performance of non-critical exterior slabs is desired.

Slab-on-grade subgrade should be maintained at a uniform moisture, at least 2 percent above
optimum moisture content, until the concrete slabs are placed. Slabs should be underlain with a
capillary moisture break and cushion layer consisting of at least four inches of clean, free-
draining crushed rock. The crushed rock should be at least 1/4-inch, and no larger than 3/4-inch,
in size.

Moisture will condense on the underside of slabs. Where moisture migration through slabs is
detrimental, waterproofing methods and specifications determined by others should be
incorporated into the project plans.
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Slab thickness should be recommended by the structural engineer to support the anticipated loads
and to reduce cracking. However, some cracking of slabs must be anticipated considering
concrete shrinkage. Reinforcing must be carefully installed in accordance with the structural
engineer’s recommendations to minimize the potential of cracking. We typically recommend the
use of rebar reinforcement, placed on blocks, as directed by the structural engineer. We have
commonly observed that welded wire mesh is not properly located in the slabs.

Retaining Walls

Foundation support for retaining walls can be obtained from mat foundations designed in
accordance with the recommendations presented above.

Retaining walls free to rotate (yield more than 0.1 percent of the wall height at the top of the
backfill) and with backfill sloping flatter than 3:1 should be designed to resist an active earth
equivalent fluid pressure (triangular distribution) of 45 pounds per cubic foot (pcf). Where the
backfill slopes up steeper than 3:1 and less than 2:1, the pressures indicated above should be
increased to 55 pcf. We should be consulted if backfill slope gradients are steeper than 2:1.
Rigid walls with backfill sloping less than 3:1 which cannot yield should be designed for an “at-
rest” earth equivalent fluid pressure of 60 pcf. A minimum factor of safety of 1.5 against
overturning and sliding should be used in the design of retaining walls.

Where applicable, seismic wall stability for cantilever retaining walls with level and sloping
backfill may be evaluated based on an earth equivalent fluid pressure (triangular distribution) of
20 pcf and 32 pcf, respectively. Seismic wall stability for rigid retaining walls may be evaluated
based on an earth equivalent fluid pressure (triangular distribution) of 40 pcf. This pressure is in
addition to the active earth equivalent fluid pressures presented in this report. Incremental
seismic lateral earth pressures should not be added to at-rest lateral earth pressures. The resultant
force should be considered to act at a height of 0.33H on the wall. The factor of safety against
instability under seismic loading should be at least 1.1.

These pressures do not consider additional loads resulting from adjacent foundations, traffic, or
other downward loads. If additional surcharge loadings are anticipated, we can assist in
evaluating their effects.

Retaining walls should be provided with permanent backdrains to prevent the build-up of
hydrostatic pressure. The drains and backfill should be constructed as shown on Plate 5. The
top of the perforated drainage pipe should be located at least 8 inches below any adjacent interior
slabs to reduce the risk of seepage through walls into interior building areas.
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Where migration of moisture through retaining walls would be detrimental, retaining walls
should be waterproofed as specified by the Project Architect or Structural Engineer.

Backfill materials should be compacted in a manner to prevent over-stressing the wall. Further,
wall bracing should be considered. Retaining walls will yield slightly during backfilling.
Therefore, retaining walls should be backfilled prior to building on or adjacent the walls. The
use of imported granular material will generally require less backfilling effort. We should be
contacted to observe the backfill of retaining walls.

We typically recommend that foundations not be located within retaining wall backfills to avoid
the potential for differential settlement. Mitigation may include designing foundations to span
from retaining walls to beyond the backfill area. We should be contacted to provide
supplemental consultation if foundations will extend across retaining wall backfills.

Geotechnical Engineering Drainage

Ponding water will be detrimental to building foundations and structural elements. The site
should be graded to provide positive drainage away from the building foundations, slab edges,
and slopes. Outlets should be provided in the slab rock to reduce the risk of water build up in the
slab rock.

Roofs should be provided with gutters and the downspouts connected to non-perforated pipes
discharging into the storm drainage system or erosion resistant areas away from the structures.
Roof downspouts and surface drains must be maintained entirely separate from subsurface
drainage.

Supplemental Services

We should be consulted during design to discuss alternative approaches for design, as applicable.
We should review the final plans for conformance with the intent of our recommendations.

During grading and foundation construction, we should provide intermittent geotechnical
engineering observations, along with necessary field and laboratory testing, during: 1) removal
of weak soils; 2) placement of fill and compaction; 3) preparation and compaction of subgrade;
and 4) mat slab foundations (i.e., placement of reinforcing steel and concrete). These
observations and tests would allow us to check that the contractor's work conforms with the
intent of our recommendations and the project plans and specifications. These observations also
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permit us to check that conditions encountered are as anticipated, and modify our
recommendations, as necessary.

Upon completion of the project, we should be contacted to perform a final observation prior to
occupancy. We should summarize the results of this work in a final report.

These supplemental services are performed on an as-requested basis, and we can accept
absolutely no responsibility for items that we are not notified to observe. Supplemental services
are in addition to this investigation and are charged for on an hourly basis in accordance with our
Schedule of Charges. We must be provided with at least 48 hours notice for scheduling our
initial site visit, and 24 hours thereafter.

MAINTENANCE

Periodic land maintenance will be required. Surface and subsurface drains should be checked
frequently and cleaned and maintained as necessary. Vegetation should be maintained on all
slopes.

LIMITATIONS

We performed the investigation and prepared this report in accordance with generally accepted
standards of the geotechnical engineering profession. No other warranty, either express or
implied, is given.

Subsurface conditions are complex and may differ from those indicated by surface features and
those encountered at the test hole location. Additional exploration could reveal conditions not
evident at this time. As requested, we would be pleased to provide supplemental exploration of
the site to improve the site characterization. Such characterization may assist in better evaluating
development risks and may reduce the risk of construction changes. Development of this site is
contingent on the owner(s) understanding and accepting that serious or irreparable damage could
occur during earthquakes. Therefore, we recommend that earthquake insurance be obtained.

If the project is revised, or if conditions different from those described in this report are
encountered during construction, we should be notified immediately so that we can take timely
action to modify our recommendations, if warranted. Site conditions and standards of practice
change. Therefore, we should be notified to update this report if construction is not performed
within 24 months of the submittal date.
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We trust this provides the information you require at this time. If you have questions or wish to
discuss this further, please call.
Very truly yours,

BAUER ASSOCIATES, INC.

Steven J. Klick
Engineering Geologist
Civil Engineer

(/s p

Arthur H. Graff
Geotechnical Engineer

SJIK/AHG (gi/mcchristian ave)
Attachments: Plates 1 through 5
Email only

Copyright 2024 Bauer Associates, Inc.
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A addition area | ¢W
!“'. | ‘
Test Boring ‘;d . *,----_ __
Location & No. e '

(typ.)

N

Reference North

Reference: City of Santa Rosa GIS, December 2024.
Note: The locations of all features are approximate and may vary.
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* Sampled with 1.5" diameter sampler
**Blows converted to Standard
Penetration Resistance Values

L T 2 o Equipment: 6" Hollow Stem Auger
© o - 2 2
s 35 3 s 2 2 Date: October 25, 2024
2 ¢ o a € o
Laboratory Tests 2 28 g 2 a & = Elevation: Not Available
BROWN SAND (SP)
— loose, moist
16 y medium dense below 2 feet.
3
I\flnus No. 200 18 33 98
= 3 percent
6 —
11 9
12 —
24
18 —
28
21 —

BAUER
ASSOCIATES, INC.

GEOTECHNICAL
CONSULTANTS

Job No: 4420.0

LOG OF TEST BORING 1

Date: 12/24

By: SJK

435 MCCHRISTIAN AVENUE
Bodega Bay, California
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Blows/Foot*
Content (%)

Moisture

Laboratory Tests

Dry Density

(pcf)

Depth
Sample

Weak Soils

Elevation: Not Available

Equipment: 6" Hollow Stem Auger
Date: October 25, 2024

5**

11

13

12 —

15 —

BROWN SAND (SP)
loose, moist

18 —

21 —

medium dense below 6 feet.

BAUER
ASSOCIATES, INC.

GEOTECHNICAL
CONSULTANTS

Job No: 4420.0
Date: 12/24

By: SJK

LOG OF TEST BORING 2
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Bodega Bay, California
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MAJOR DIVISIONS TYPICAL NAMES
CLEAN GW |77 | WELL GRADED GRAVELS, GRAVEL-SAND MIXTURES
n GRAVELS WITH N
= GRAVELS LITT::‘:il(E)g NO GP |7+ %] POORLY GRADED GRAVELS, GRAVEL-SAND MIXTURES
8 more than half -
a | coarse fractionis | GRAVELS WITH | GM SILTY GRAVELS, POORLY GRADED GRAVEL-SAND MIXTURES
w larger than no. 4 OVER 12%
r4 sieve size FINES GC f’;/‘ CLAYEY GRAVELS, POORLY GRADED GRAVEL-SAND MIXTURES
< 2
% CLEAN SANDS [SW/| . . | WELL GRADED SANDS, GRAVELLY SANDS
w WITH LITTLE
) SANDS OR NO FINES SP }::i::] POORLY GRADED SANDS, GRAVEL-SAND MIXTURES
n:: more than half T
O | coarse fraction is SANDS WITH | SM [l SILTY SANDS, POORLY GRADED SAND-SILT MIXTURES
© | smaller than no. 4 OVER 12% HOH
sieve size FINES SC ] CLAYEY SANDS, POORLY GRADED SAND-CLAY MIXTURES
ML INORGANIC SILTS, SILTY OR CLAYEY FINE SANDS, VERY FINE
3 SILTS AND CLAYS SANDS, ROCK FLOUR, CLAYEY SILTS WITH SLIGHT PLASTICITY
6 CL INORGANIC SCLAYS OF LOW TO MEDIUM PLASTICITY, GRAVELLY
(/)] LIQUID LIMIT LESS THAN 50 CLAYS, SANDY CLAYS, SILTY CLAYS OR LEAN CLAYS
Q " nN
wl OL | = = § ORGANIC CLAYS AND ORGANIC SILTY CLAYS OF LOW PLASTICITY
2 u
< MH INORGANIC SILTS, MICACEOUS OR DIATOMACEOQUS FINE SANDY
o SILTS AND CLAYS OR SILTY SOILS, ELASTIC SILTS
(O
INORGANIC CLAYS OF HIGH PLASTICITY, FAT CLAYS
% LIQUID LIMIT GREATER THAN 50 CH
TS OH // ORGANIC CLAYS OF MEDIUM TO HIGH PLASTICITY, ORGANIC SILTS
HIGHLY ORGANIC SOILS Pt PEAT AND OTHER HIGHLY ORGANIC SOILS
KEY TO TEST DATA Shear Strength, psf
Confining Pressure, psf
LL = Liquid Limit (in %) Tx 320 (2600) Unconsolidated Undrained Triaxial
PL = Plastic Limit (in %) Tx CU 320 (2600) Consolidated Undrained Triaxial
Pl = Plasticity Index (in %) DS 2750 (2600) Consolidated Drained Direct Shear
-200 = % Passing uc 2000 Unconfined Compression
-No.4=% Passing Note: All strength tests on 2.4 in. inside diameter sample unless otherwise indicated

SAMPLER GRAPHIC SYMBOLS

I Standard California Sampler (2.4 in. ID)

M Standard Penetration Test (SPT) (1.4 in. ID)

D No Sample Recovery

Grab Sample

BAUER
ASSOCIATES, INC.

Date:
GEOTECHNICAL

By:

CONSULTANTS

Job No: 4420.0

12/24

SJK

SOIL CLASSIFICATION CHART
& KEY TO TEST DATA

435 MCCHRISTIAN AVENUE
Bodega Bay, California
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Top of Backfill - approved compacted select

/ backfill (90% compaction, see Note 3)

Retaining Wall ﬂ:ﬁ:ﬁ:ﬂ:/ 12"
\:ﬁ:ﬁ:ﬁ:ﬁ 1

Drain rock or
approved compacted

(DrainNR(t)lel )\:ﬁ:ﬁ:ﬁ:ﬁ select backfill
see Note

Concrete Slab Floor \< ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ Rt R 4" Perforated Pipe
(Conditon 1)  Nes s e an Aot (see Note 2)
Pavement or Natural Soil W T o

BRI 2" minimum

(Condition 2)

ﬁﬁﬁﬁﬁﬁﬁﬁﬁ
ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ
ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ
ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ
ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ
ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ
aaaaaaaaaaaaaaa
ﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁﬁ

WALL DRAINAGE DETAIL
(Not to scale)

NOTES:

(1) Drain rock should be either: 1) clean, free-draining, and meet the requirements for Class Il
Permeable material, Section 68, State of California "Caltrans" Standard Specifications, latest
edition; or 2) 3/4 or 1-1/2 inch crushed drain rock separated from the adjacent soil/rock by
non-woven filter fabric.

Prefabricated synthetic drainage structure, such as Miradrain 6000 or equivalent, may be
used in lieu of drainrock along the back of the retaining wall.

(2) Pipe should consist of PVC Schedule 40 or ABS with an SDR of 35 or better, installed
perforations down. Pipes for subsurface walls should be sloped at a minimum gradient of 1%
to drain to outlets by gravity or sump with automatic pump. The pipe invert should be a
minimum of 8 inches below adjacent interior slabs-on-grade. Surface drainage should not be
connected to subsurface drain pipes.

(3) The upper 12 inches of the drain should be backfilled with compacted clayey soils to exclude
surface water. Retaining walls should be backfilled with materials approved by us and per the
recommendations in the report. Backfilling methods should be appropriate to avoid over-
stressing the wall structures. Wall bracing should be considered prior to backfilling.

BAUER JobNo: 44200 | WALL DRAINAGE DETAIL | p aATE
ASSOCIATES, INC.

Date: 12124 {435 MCCHRISTIAN AVENUE 5
GEOTECHNICAL By:  SJK Bodega Bay, California
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4/22/26
Existing System Findings Report for Proposed Non-Bedroom Addition

Property Address: 435 McChristian Ave. Bodega Bay
APN:100-230-006
Permit Number: WSR26-

Permit Sonoma Well & Septic Division,

| am pleased to submit the Existing System Findings Report for the subject property. This report has been
prepared in accordance with the requirements outlined in Section 6 of the OWTS Manual v8.0 to facilitate
Well & Septic Approvals for the proposed non-bedroom addition. Based on the evaluation conducted on
the existing septic system, the following findings and determinations have been made:
1. System Type and Condition:
e The existing dispersal system was verified as conventional standard leach line system.
Records indicate a 1991 installation, making the system approximately 35 year old at the
time of inspection.
e Hydraulic load testing resulted in an “Excellent” rating and confirmed that the system is
functioning properly with no evidence of field failure.
e The concrete septic tank, with inlet/outlet baffles is in acceptable condition for continued
use.
2. Reserve Replacement Area:
e Record Non-conforming Reserve area remains suitable for use.
e The parcel has less than 50% Land Encumbrance, therefore proof of code-compliant
reserve/replacement area is not triggered by the proposed improvements.
3. System Documentation:
e Historical records, including plans and permits, are on file and included in this package.

No repairs or modifications are required at this time, and the existing system appears to meet minimum
non-conforming standards of Section 6 requirements of the OWTS Manual. The system should be deemed
acceptable for the proposed non-bedroom addition with no increase in flow. Any increase in flow would
require a new code compliant system in full conformance with the current OWTS. The parcel is within the
Salmon Creek waiver prohibition area.

Recommended system maintenance and improvements are made on page 4 of the detailed report,
however are not a requirement for a non-conforming system, but will improve system performance and
longevity.

www.TruNorth.co Page 1|2
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Please refer to the attached detailed report and site map for additional information.

Should you require further clarification or additional supporting documentation, please do not hesitate to
contact me
directly.

Thank you for your attention to this matter. | look forward to your review and approval of the submitted
findings.

Sincerely,

Daniel Byrne, PE 80078
President & CEO at TruNorth
Dan@TruNorth.co

Attached:
o Existing System Inspection Report
o Site Exhibit
e OWTS Photos
e Pump Receipt
e Permit History & System Records

www. TruNorth.co Page 2|2



EXISTING SYSTEM INSPECTION REPORT
FOR:
NON-BEDROOM ADDITION

SITE: 435 MCCHRISTIAN AVE. BODEGA BAY, CA
APN: 100-230-006

GENERAL SEPTIC SYSTEM INFORMATION:

Is the existing septic system a cesspool? No @ Yes O(If “Yes” then a new septic system is required)

Was the existing septic system permitted? Yes@ NOO Pre-code@ Unknowno

Record approved plans attached, no permit number listed.

Permit Number OPR Number (if applicable):

Design capacity (identify number of permitted bedrooms, gallons per day, or unknown

1991 system approved for 3 bedrooms, 2 bedroom SFD constructed, with proposed future 3rd bedroom addition which was never constructed.

Is there a site plan provided with evaluation? Yes@ No@

Are there historical records or supporting documentation provided with evaluation? Yes @ No O

Waiver Prohibition area. No increase in flow is proposed. Site is in sandy soils, however hydros found >5% fines.
Comments/Recommendations

Approval for system given in 1991 based on comprehensive soils testing and consideration.

SONOMA COUNTY
PUBLIC HEALTH
DEPARTIENT
REV:@WIO BY

S=2Po

DATE

ENVIRpAHEfs © roaeTy

TANK SIZE 2 ce

LEACH TRENCH
LENGTH_ 2792 _wiom _2¥

“ o
DEPTH._ 6.2 __pock 46

NO. OF BEODROOMS =

s 5




DISPERSAL SYSTEM INFORMATION:
Type of existing dispersal system: Standard @ MoundO At-Grade O Filled Land O

Shallow SIopingO Subsurface DripO Shallow Trench Pressure Distribution O
Bottomless Sand FiIterO Seepage Pit O UnknownO Other
Determination of dispersal system type and location: Existing County records used? Yes @ No @

Uncovered/Observed portions of disposal system? Yes@ NOO Assumption(s) made? Yes @ No@

If dispersal system type or location was assumed, explain why and how

Located and exposed d-box 1. observed pipe to d-box 2, but did not dig up 2nd d-box.

Other

Determination of dispersal system function: Uncovered and evaluated distribution boxes? YesO NOO

Hydraulic load test performed? Yes@ NoOResuIt Excellent

150 gallons at 6gpm dosed directly to d-box 1. All went to LL1, water level never increased above

other the invert out elevation to LL1. No signs of effluent surface discharge in the field.

Condition of dispersal system: Functioning properly and acceptable for reuse? Yes@ No @

Replacement required? YesO No@ Other
D-box 1 lid was concrete and corroded around the lipped perimeter.

Comments/Recommendations:
Consider replacement with new concrete or plastic d-box.

SEPTIC TANK INFORMATION:
Does the existing septic system have a septic tank? Yes@ No O Size: 1200 Gallons

Septic tank material®: Concrete@ FiberglassO PIastic@ MetaIO Wood@ Other:

Number of compartments in septic tank: 1 O 2 @ Other:

Lids and risers present? Yes@ No O Effluent filter present? YesO No@
Inlet baffle/Tee present? Yes@ No O Outlet baffle/Tee present? Yes @ NO(O

Septic tank condition: Acceptable for reuse? Yes@ NOO (If “No” then tank replacement required with permit)
Root intrusion on inlet side, primarily at inlet pipe tank penetration.

Comments/Recommendations:

Roots knocked down into tank and should deteriorate over time. Inlet and riser should be sealed to slow root intrusion.

1 Tanks not made of concrete, fiberglass, or plastic materials must be replaced with permit to comply with county standards.



SumP TANK INFORMATION

Does the existing septic system have a separate sump tank? Yes O No @ Size: Gallons
Sump tank material®? ConcreteO FiberglassO PIasticO Metal O Wood O Other:
Lids and risers present? Yes O No O Pump Operational? Yes ‘O NOO (Pump replacement required)

Sump tank condition: Acceptable for reuse? Yes@ No O (If “No” then tank replacement required with permit)

Does the existing septic system have a control panel? YesO No OType/ModeI:

Condition of control panel: Acceptable for reuse? YesO No O (If “No” then replacement required with permit)

Comments/Recommendations:

2 Tanks not made of concrete, fiberglass, or plastic materials must be replaced with permit to comply with county standards.

PRETREATMENT UNIT INFORMATION

Does the existing septic system have a pretreatment unit? Yes O No@Type/ModeI:

Condition of pretreatment unit: Acceptable for reuse? Yes O No! (If “No” then replacement required with permit)

Comments/Recommendations:

APPURTENANT COMPONENTS INFORMATION

Identify components that have been repaired or replaced in-kind without permit as allowed under the permitting
guidelines for septic system repair or replacement work for properties impacted by a County declared disaster.

L] Lids, Risers, or covers [ Effluent filter O Inlet baffle/Tee * ] Outlet baffle/Tee
[ Cleanout(s) ] Monitoring well(s) ] Distribution box(es)*

[] Valve boxes (balancing, purge, diversion) [] Valves (balancing, purge, diversion, air release)
O Minor non-structural cracks in septic tank ] Minor non-structural cracks in sump tank

] Transmission lines from dwelling(s) to septic tank

[ Transmission lines from septic tank to distribution box(es)/lateral(s) or diversion valve(s)
] Sump tank components (pumps, piping, floats set per original design specifications)

] Hydrojetting lines to remove blockages in order to correct or improve system function

) Recommend (not required for non-confirming system) that landowner seal the inlet
Comments/Recommendations:

to prevent/slow root intrusion. Recommend replacement of d-boxes with plastic and installation of outlet effluent filter.

3

} Recommendation, not a requirement for a non-confirming system.



RESERVE REPLACEMENT AREA3:
Was a reserve replacement area identified on the originally permitted site plan? Yes @ No ‘O
Has the reserve replacement area been compromised in any way? YesO No@

Is a reserve replacement area identified on the current site plan? Yes@ No@

~ Record approved reserve area appears intact and usable. Site does
Comments/Recommendations:

not have a land encumbrance over 50%, no additional reserve area analysis required.

3 Required to be identified when 1) a structure is relocated, 2) a structure will increase in footprint size, or 3) additional structures are proposed.
CONDITIONS FOR USE OF SEPTIC SYSTEM:
The following conditions apply or must be satisfied prior to use of overall septic system:
1 Replace entire septic system (septic permit required from Permit Sonoma)
LI Replace dispersal system (septic permit required from Permit Sonoma)
Repair dispersal system (septic permit required from Permit Sonoma)
Replace septic tank (septic permit required from Permit Sonoma)
Replace sump tank (septic permit required from Permit Sonoma)
Replace pretreatment unit (septic permit required from Permit Sonoma)

Replace or repair electrical components (electrical permit required from Permit Sonoma)

%

m O O O O O 0O

Reilace or repair minor appurtenant septic system components (no permit required from Permit Sonoma)

MMSHDRD , NoT %o,

Reserve replacement area adequate

m

Septic system is acceptable

(|

O Other:

System meets OWTS 8.0 requirements for an addition without increase in flow.
Comments/Recommendations:




QUALIFIED PROFESSIONAL STATEMENT:

"I have evaluated the existing septic system and find it to be acceptable for the
proposed use with the conditions listed above. | certify that | have observed the
replacement of any septic system components that did not require a septic permit
and/or have included documentation of replacement of applicable appurtenant
components. The septic system may not meet current septic system requirements
but was repaired to documented or assumed original design standards. Due to
limited ability to test or make observations of systems on some sites, no guaranty
of future system functionality is implied. Assumptions have been documented but
not guaranteed."

Professional Seal (if applicable)

Name of Qualified Professional TRUNORTH DANIEL BYRNE

Signature of Qualified Professional )Q?E ;/‘/_' Date 4/22/26

RCE 80078 9/30/2026

License/Registration Number License/Registration Expiration Date

To BE COMPLETED BY PERMIT SONOMA STAFF

Existing septic system may be used as proposed based on evaluation by Qualified Professional: Yes O No O
Requirements to be met prior to use of existing septic system:
LI None [ Repair or replace components identified by Qualified Professional (no permit required)

[J Obtain a permit to repair

[ Obtain a permit to replace

O Other:

Existing septic system may be used for temporary housing: Yes O No G
Existing septic system may be used for permanent housing: YesO No O

1 Approved for bedrooms or gallons per day

[ Approved for rebuilding in original building footprint only

Evaluation reviewed by:

Date: Activity #:
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SITE EXHIBIT

(NOT A TOPO OR BOUNDARY SURVEY)
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——g PErMit SONOMA COUNTY
I\ SONOMA PERMIT SONOMA

/oning & Parcel Report

Parcel Number: 100-230-006

82 ft

Esri, NASA, NGA, USGS, FEMA | Esri Community Maps Contributors, California State Parks, © OpenStreetMa...

Associated Addresses

435 McChristian Ave, Bodega Bay, CA 94923

Parcel Report

Parcel Number 100-230-006

Jurisdiction  Unincorporated Sonoma County

Powered by Esri

https://parcelsearch.permitsonoma.org/ParcelReport?APN=100-230-006
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3/15/26, 10:55 AM

Zoning

Land Use

Zoning & Parcel Report | Permit Sonoma

RRCCB7, G
Find Out What the Zoning Codes Mean

RR 5

Air Quality Control Board
ALUC Referral Area
Appealable to Coastal Commission
Area & Specific Plan

Assessor Use Code

Bodega Bay PUD

California Tiger Salamander
F1 - Floodway

F2 - Floodplain

Farmlands

Fire District

Fire Event - Within

Fire Hazard Severity Zone

Fire Protection Response Area

Flood Prone Urban Area

Groundwater Availability
Groundwater Subbasin Priority
Historic District

Inspector - Building

Inspector - Code Enforcement
Inspector - Code Enforcement Cannabis
Inspector - Well & Septic

Land Size - Acre

Land Size - Sq. Ft.

Landslide

Lat/Long (Parcel Center)

https://parcelsearch.permitsonoma.org/ParcelReport? APN=100-230-006

Northern Sonoma County Air Pollution
Control District

No

Yes

Not Applicable

0010 [Single Family Dwelling]
No

No

No

No

Other Land, Urban and Built-Up Land
Sonoma County FD

Not Applicable

High, Moderate

State (SRA)

Not Applicable

Zone 4 - Areas with low or highly variable
water yield

BODEGA BAY AREA (Very Low)
Not Applicable

Rick Behrens

Michael Tollack

Michael Tollack

Erick Medina

1

0

Surficial Deposits

38.347873,-123.061359

2/4
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Liquefaction

Local Area Development Guideline
NRCS Soils (Expansive Soils*)
Parcel Specific Policy
Planning Area

Public Trust Review Area
Redevelopment Plan
Sanitation District

School District - Elementary
School District - High

Sphere of Influence
Supervisorial District

Tax Rate Area

Tobacco Retail License
Urban Growth

Urban Service Area

Zoning & Parcel Report | Permit Sonoma

Moderate Susceptibility, Very Low
Susceptibility

Not Applicable

DuE, RrC

Not Applicable

1 - Sonoma Coast/Gualala Basin
Not Applicable

Not Applicable

Not Applicable

Shoreline Jt(21,49)

Shoreline Jt(21,49)

Not Applicable

District 5

057020

Zoning prohibits sale of tobacco
Not Applicable

Not Applicable

Water Quality Control Board
Wet Weather Zone

Williamson Act Land Contract

North Coast Region
D - Sebastopol
No

3. Coastal Subdivisions of Carmet, Rancho del Paradiso, Salmon Creek, Sereno del Mar andthe
Community of Jenner

a. Variance requests for new construction of structures on vacant lots and construction onexisting
structures that would result in an increase of flow prohibited.

This information and associated data are provided without warranty of any kind, either

expressed or implied, including but not limited to, the implied warranties of merchantability
and fitness for a particular purpose. Do not make any business or financial decisions based on
this data before validating the data with Permit Sonoma.

e The Permit History provided may not include all records for this property. Further
investigation may be required to obtain a more complete history due to: address changes,

parcel mergers, splits, retirements, etc.

https://parcelsearch.permitsonoma.org/ParcelReport? APN=100-230-006
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e Date(s) listed in this report reflect the earliest known date(s) associated with each record. The
date(s) listed are not associated with the current status.

e Permit Status Definitions have been modified through time to better identify milestones
during the lifespan of a specific record type. Many historical records reflect statuses which are
no longer in use.

e Although every reasonable effort is made to provide complete and accurate information on
this website, visitors are advised to contact appropriate Permit Sonoma staff before making
project decisions or property purchase/lease decisions. This may involve contacting more
than one section within Permit Sonoma (Building Inspection, Plan Check, Planning/Zoning,
Well & Septic, etc.) since each section implements specific codes or ordinances which may
affect your project.

mpermit

NS SONOMA

Permit Sonoma

= Sign Up for Permit Sonoma Email
Updates

Email Address
PermitSonoma@sonomacounty.gov

Phone Operator
Phone: (707) 565-1900
CA Relay Service: 711

In Person Hours
Monday - Tuesday,
Thursday - Friday

8:00 AM - 4:00 PM
Wednesday

10:30 AM - 4:00 PM

Permit Center & Mailing Address
2550 Ventura Avenue

Santa Rosa, CA 95403

Google Maps™ Directions

https://parcelsearch.permitsonoma.org/ParcelReport? APN=100-230-006 4/4
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W2 :
= s permit SONOMA COUNTY

n\%; xSONOMA PERMIT SONOMA

/oning & Parcel Report

Parcel Number: 100-230-006

f L &

o% .
e %

82ft

Esri, NASA, NGA, USGS, FEMA | Esri Community Maps Contributors, California State Parks, © OpenStreetMa...

Powered by Esri

https://parcelsearch.permitsonoma.org/ParcelReport?APN=100-230-006

PERMIT PERMIT
NUMBER DATE STATUS TYPE DESCRIPTION
ROS24- 12/17/2024  Filed Record of
0183 Survey
CPH18- 4/10/2018 Withdrawn  Coastal Request for a Coastal Permit to allow for existing
0006 Permit - improvements on a 1+/- acre residential parcel in
With the RR (Rural Residential), CC (Coastal Combining),
Hearing B7 (Frozen Lot Size), G (Geologic Hazard). The
improvements include: 1) back yard flat work
(concrete) and 2) 150+/- s.f. shed.

13
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Zoning & Parcel Report | Permit Sonoma

PERMIT PERMIT
NUMBER DATE STATUS TYPE DESCRIPTION
CPN18- 4/2/2018 Paid Coastal Request for a Coastal Permit to allow for existing
0003 Permt-No  improvements on a 1+/- acre residential parcel in
Hearing the RR (Rural Residential), CC (Coastal Combining),
B7 (Frozen Lot Size), G (Geologic Hazard). The
improvements include: 1) back yard flat work
(concrete) and 2) 120+/- s.f. shed. File transferred to
CPH18-0006.
VBU16- 3/29/2016 File Closed  Building DETACHED SHED 6' X 25', RETAINING WALL.
0086 Violation
VPL16- 3/29/2016 File Closed  Zoning REMOVAL VEGETATION 400 SQ FT IN COASTAL
0081 Violation ZONE.
BLDO7- 4/18/2007 Finaled Building SFD: REPLACE ELEC PANEL 125 AMPS
1808 Permit No
Plan Check
B-110820 12/27/1991  Finaled Building SFD 1/1
History
Record
PX023023 1/7/1991 Finaled Building SFD W/0 GARAGE
History
Record

Important Disclaimers

e All reasonable effort has been made to ensure the accuracy of the data provided. However,
some of the data may be out of date or inaccurate.

e The County of Sonoma assumes no responsibility arising from the use of this information.
This information and associated data are provided without warranty of any kind, either
expressed or implied, including but not limited to, the implied warranties of merchantability
and fitness for a particular purpose. Do not make any business or financial decisions based on
this data before validating the data with Permit Sonoma.

e The Permit History provided may not include all records for this property. Further
investigation may be required to obtain a more complete history due to: address changes,
parcel mergers, splits, retirements, etc.

e Date(s) listed in this report reflect the earliest known date(s) associated with each record. The
date(s) listed are not associated with the current status.

https://parcelsearch.permitsonoma.org/ParcelReport? APN=100-230-006
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e Permit Status Definitions have been modified through time to better identify milestones
during the lifespan of a specific record type. Many historical records reflect statuses which are
no longer in use.

e Although every reasonable effort is made to provide complete and accurate information on
this website, visitors are advised to contact appropriate Permit Sonoma staff before making
project decisions or property purchase/lease decisions. This may involve contacting more
than one section within Permit Sonoma (Building Inspection, Plan Check, Planning/Zoning,
Well & Septic, etc.) since each section implements specific codes or ordinances which may
affect your project.

mpermit

NS SONOMA

Permit Sonoma

=) Sign Up for Permit Sonoma Email
Updates

Email Address
PermitSonoma@sonomacounty.gov

Phone Operator
Phone: (707) 565-1900
CA Relay Service: 711

In Person Hours
Monday - Tuesday,
Thursday - Friday

8:00 AM - 4:00 PM
Wednesday

10:30 AM - 4:00 PM

Permit Center & Mailing Address
2550 Ventura Avenue

Santa Rosa, CA 95403

Google Maps™ Directions

https://parcelsearch.permitsonoma.org/ParcelReport? APN=100-230-006 3/3
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Please advise about this.

Also, | haven’t seen any language that speaks to the deed restriction being explicitly
removed. Is that implicit in what you just emailed me?

On Aug 2, 2023, at 9:48 AM, Brian Keefer <Brian.Keefer@sonoma-
county.org> wrote:

Hello Pringl,

Per the email below that | sent to Code Enforcement on 17 July, 2023, the
violations on your property have been closed, including VPL16-0081 and
VBU16-0086. Further, the Coastal Permit Application, CPH18-0006 has
been withdrawn. You have no further obligations under these violations or
applications.

Please secure a coastal permit for any future development of your property
before commencing construction.

All the best,

Brian Keefer

Ombudsman

www.PermitSonoma.org

County of Sonoma

Administration Division | Customer Service
2550 Ventura Avenue, Santa Rosa, CA 95403
Direct: 707-565-8350 | Office: 707-565-1900

, You
\/'

Iff/f“‘f:-

= permit
NN SONOMA

From: Brian Keefer

Sent: Monday, July 17, 2023 8:39 AM

To: Andrew Lee <Andrew.Lee @sonoma-county.org>

Cc: Cecily Condon <Cecily.Condon@sonoma-county.org>; Tyra Harrington
<Tyra.Harrington@sonoma-county.org>; Mark Franceschi
<Mark.Franceschi@sonoma-county.org>

Subject: VPL16-0081 and VBU16-0086_435 McChristian Ave., Bodega
Bay_APN 100-230-006

Hi AnAdrows



LIRE R ARV AL A A N

On 29 March 2016, property owner Pringl Miller received violations VPL16-
0081 for “Removal Vegetation 400 SF in Coastal Zone”, and VBU16-0086 for
“Detached Shed 6°x25’, retaining wall”. The applicant then submitted Coastal
Permit application CPH18-0003, later converted to CPH18-0006, to legalize
this work.

However, upon further review and after meetings with Permit Sonoma
Planning Project Review Manager Cecily Condon and Coastal Commission
Staff, we have determined that this work was permitted by and/or in
substantial conformance with CPH 90-239, a Coastal Permit which approved
approximately 9,530 SF of disturbance to facilitate development on the
property. The total area disturbed for construction, which included the area
of “vegetation removal”, the “detached shed”, and “retaining wall”, was
approximately 7,315 SF, substantially less than that approved by the coastal
permit. Additionally, as the shed is in architectural character with the home,
we found it to also be in substantial conformance with CPH 90-239, and
therefore, approval of a new Coastal Permit is unnecessary. Planning will
void CPH18-0006 and forgive the balance of the fees.

| personally visited the site to review the “retaining wall” and the shed
structure. The wall is a landscape wall not requiring a building permit, as it
does not retain a surcharge greater than 3 feet. | also measured the shed
structure at 6x20 feet, which does not exceed 120 SF and has no electrical or
plumbing, also not requiring a building permit. | do not include in the floor
area calculations the small exterior portion under roof that is used for storing
firewood, potting mix, and such.

In consideration of these new findings and determinations, please clear
VPL16-0081 and VBU16-0086.

Thanks much,

Brian Keefer

Ombudsman

www.PermitSonoma.org

County of Sonoma

Administration Division | Customer Service
2550 Ventura Avenue, Santa Rosa, CA 95403
Direct: 707-565-8350 | Office: 707-565-1900
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THIS EMAIL ORIGINATED OUTSIDE OF THE SONOMA COUNTY EMAIL SYSTEM.
Warning: If you don’t know this email sender or the email is unexpected,
do not click any web links, attachments, and never give out your user ID or password.



From: Jesse Cablk Jesse.Cablk@sonomacounty.gov &
Subject: RE: VPL16-0081 & VPL19-0086: 435 McChristian Avenue and Code Enforcement Case APN 100-230-006
Date: April 14,2026 at 12:01 PM
To: Pringl Miller pringlmillermd@gmail.com, Cecily Condon Cecily.Condon@sonomacounty.gov
Cc: Jacob Sedgley Jacob.Sedgley@sonomacounty.gov, Steve Sharpe sharpeplanner@comcast.net, David Battenfield
dbattenfield @gmail.com, Brian Keefer Brian.Keefer@sonomacounty.gov

Good Afternoon,

| am including a permit history report for the subject property which shows that the
code enforcement files were closed in July of 2023. | verified that no cloud on the title
or lien was ever placed, so the property record is clear.

Please keep this communication as evidence that there is no code enforcement case
active on this parcel.

Thank you,
Jesse

Jesse Cablk

Code Enforcement Manager

Permit Sonoma | County of Sonoma

2550 Ventura Avenue, Santa Rosa, CA 95403
Office: (707) 565-1900 | Direct: (707) 565-1148
Jesse.Cablk@sonomacounty.gov

From: Pringl Miller <pringlmillermd @gmail.com>

Sent: Tuesday, April 14, 2026 11:43 AM

To: Cecily Condon <Cecily.Condon@sonomacounty.gov>

Cc: Jacob Sedgley <Jacob.Sedgley @sonomacounty.gov>; Steve Sharpe
<sharpeplanner@comcast.net>; David Battenfield <dbattenfield@gmail.com>; Brian Keefer
<Brian.Keefer@sonomacounty.gov>; Jesse Cablk <Jesse.Cablk@sonomacounty.gov>
Subject: Re: VPL16-0081 & VPL19-0086: 435 McChristian Avenue and Code Enforcement
Case APN 100-230-006

EXTERNAL

Thank you so much Cecily -

Pringl

On Apr 14, 2026, at 1:36 PM, Cecily Condon
<Cecily.Condon@sonomacounty.gov> wrote:

Pringl,

| have added the new Code Enforcement Manager, Jesse Cablk, to the thread to
resolve documentation related to the Closed Violations below and we are
gathering the fee related items for the Coastal Permit and plan to provide the
available accounting records by the end of the week.

| hava alan attacrhed far.lacee ~nnfirmatinn nn the nlannina reanhiitinn whirh
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