


Request #1: Exception to Road Improvement Requirement: 
 
Subdivision road within the access easement shall be improved in accordance with the County of 
Mendocino Road and Development Standards drawing A10H and the following minimum 
standards: Twenty-six (26) foot wide, eight (8) inch minimum thickness Class 2 aggregate base 
rocked road within the access easement. 
 
Background: 

• On August 13, 2020 the Subdivision Committee heard MS_2019-0003 and 
recommended 41C. 

• 41C was incorporated into the staff report for MS_2019-0003 as Condition of Approval 
19a. 

• CAL FIRE representative Chris A. Vallerga conducted a site visit and wrote a letter 
(Attachment A) dated February 3rd 2021 stating: 

o Caspar Point Road does not meet the current road requirements as defined in 
Title 14 of the California Code of Regulations…. However, it does provide 
sufficient width to have emergency vehicles maneuver on the road. There is room 
to pull over, either on the side of the road or on a driveway entry way if needed 
to allow vehicles to pass that are traveling in the opposite direction. In addition, 
Caspar Point Road does have a turnaround where the road terminates. 

• Registered Civil Engineer Tim Twomey with BESC conducted a site visit and submitted a 
letter on February 8th, 2021 to Howard Dashiell, Director of Transportation (Attachment 
B) stating:  

o Considering the lower posted speed limit, the V-Ditch constraint and an average 
road width approaching 18 feet, we believe the neighbors have met the intent of 
the standard for at least sixteen (16) improved lots which would include Subject 
subdivided lot…Based upon the above information and in my professional 
judgment, this falls under the category of “Minor Variation” of the reference (3) 
Mendocino County Road and Development Standard, meets the intent of Road 
Standards, and therefore can be excluded from the exemption process. 

o Widening the road on this side will exacerbate the ability for natural drainage; an 
enclosed culvert is not a viable alternative. 

• Howard Dashiell responded to Tim Twomey’s support of an exemption on February 9, 
2021 in a letter addressed to Juliana Cherry (Attachment C) stating: 

o While the engineers letter offers adequate justification to grant exclusion for the 
existing quarter mile of private road known as “Caspar Point Road” there is still a 
need to last 597.10+/- feet of access to Parcel 1…. I accept, support and approve 
the Condition 41C Exclusion Request as documented in Mr. Tim Twomey, PE 2-8-
21 letter as it pertains to existing quarter mile of private road known as “Caspar 
Point Road.”  

Discussion:  
• Maintaining the road in its current condition will not result in hazardous conditions 

according to CAL FIRE. 



• According to a registered civil engineer, the current state of the road meets the intent of 
the recommended standards and expanding it to those outlined in 41C may compromise 
the drainage functions along the road. 

• Based upon the current RR5(2) zoning for parcels along Caspar Point Road the maximum 
potential buildout for the road would result in 4 additional parcels including the 
proposed subdivision (Attachment D). As a result, there is no risk of a future density 
increase that would compromise the ability of the road to support additional density. 

o Note, maximum buildout of four additional parcels is an optimistic projection 
considering the proof of water requirements and the potential environmental 
resources.  

o Also, one of the parcels that could potentially be divided in the future could take 
access from Caspar Road. 

§ Therefore, future subdivisions and density increases on the road are 
limited to 2 more after MS_2019-0003. 

• Caspar Point Road is wide enough for two cars to pass at both its widest and narrowest 
points (Attachment E). 

 
Based upon the evidence presented, granting an exception would be consistent with the intent 
of the requirements of the MDOT road standards for subdivisions presented in 41C of the 
Subdivision Committee Action sheet and applied as Condition of Approval 19a in the staff 
report for MS_2019-0003.  
 
Request #2: Exception to Road Improvement Requirements (width) over Parcel 2 
 
Background: 

• There is an existing 720+/- driveway which extends from Julia Carson’s existing single-
family residence to Caspar Point Road. For the purposes of a subdivision the portion of 
this driveway from Caspar Point Road to the terminus of Proposed Parcel 2 will become 
a roadway (597.10+/- feet).  

• As stated above, Howard Dashiell with MDOT supported an exception to the road width 
standards outlined in 41C for Caspar Point Road. However, he did not support an 
exception for the portion of the driveway/roadway within the access easement for the 
597.10 +/- feet of access to Parcel 1 (Attachment C).  

o I do continue to recommend the checklist Condition 41 the 597.10+/- feet of 
dedicated access and road improvement over Parcel #2 for the benefit of Parcel 
#1. 

§ Condition 41C requires a twenty-six (26) foot wide, eight (8) inch 
minimum thickness Class 2 aggregate base rocked road within the access 
easement. 

• Further clarification through county communiques indicated that a 22-foot-wide road as 
opposed to 26ft would be sufficient (Attachment F). 

• According to the February 3, 2021 letter from CAL FIRE representative Chris Vallerga 
(Attachment A): 



o The initial CAL FIRE review for both projects did not contain any road standard 
requirements as part of the Conditions of Approval. The driveway standard still is 
a requirement that applies to both projects as noted in the Conditions of 
Approval. 

• CAL FIRE condition pertinent to the driveway (Attachment H): 
o Minimum 10’ wide with 14’ unobstructed horizontal clearance and 15’ 

unobstructed vertical clearance. 
Discussion: 

• MDOT is expressing that the current conditions on Caspar Point Road are satisfactory 
and meet the intent of transportation requirements for serving 15 parcels even though 
the road is less than 22 feet wide. 

• MDOT is expressing that despite the determination above, an access road which serves 
two parcels will need to be improved to 22 feet wide. 

o If 15 feet to 19 feet is satisfactory for serving 15 parcels, less than 22ft should 
also be satisfactory for serving two parcels. 

o The current condition of the road/driveway is flat, straight and has an 
unobstructed line of sight. 

• CAL FIRE conditioned this portion of the “road” to meet the requirements of a driveway 
which is 10 feet.  

o Therefore, 10-feet-wide is a safe width pertinent to first responders for the 
purposes of serving two parcels. 

• Based upon the current RR5(2) zoning, the land served by the 597.10 +/- feet is “built 
out” upon finalization of this subdivision. Unless rezoned to RR1 there will never be 
another parcel needing access from this driveway/road (Attachment G).  

 
Request #3: The applicant requests that the driveway on Proposed Parcel 2 serve as the 
Hammerhead T. 
 
Background:  

• Howard Dashiell’s February communique states (Attachment C): 
o I also want to clarify that checklist Condition 41J (Hammerhead “T” see detail A-

17) does in fact apply to the boundary of Parcel #1 not an improvement of the 
existing cul-de-sac existing quarter mile of private road known as “Caspar Point 
Road.” 

• 41J on the Subdivision Committee Action Sheet was incorporated into the Staff Report 
as Condition of Approval 20: 

o A 40 foot radius turnaround shall be constructed within a 50 foot radius 
easement at terminus of access easement to the satisfaction of the Mendocino 
County Department of Transportation. Alternatively, subdivider may construct a 
“Hammerhead-T” turnaround within a forty (40) foot wide by eighty (80) foot 
long easement at the terminus of the access easement.  

 
 



Discussion:  
• The length of the driveway/road from Caspar Point Road to the residence on Proposed 

Parcel 1 is approximately 720 feet long. There is an existing turnaround on Proposed 
Parcel 1, and the applicant is proposing a turnaround at the single-family residence site 
on Proposed Parcel 2 (Attachment I). 

• The function of a turnaround for both the roadway and the building site can be met 
concurrently through creating the turnaround at the building site on Parcel 2.  

• Due to the limited buildable area, the driveway on Proposed Parcel 2 will be within 
100ft of the terminus of Proposed Parcel 2.  

• By allowing the driveway to serve as the Hammerhead T there will be a smaller overall 
development footprint.  

 
Request #4: The applicant requests that installation of the Hammerhead T/Driveway to SFR on 
Proposed Parcel 2 be required prior to finalization of building permit for the proposed Single-
Family Residence instead of finalization of the subdivision.  
 
Discussion: 

• The purpose is to provide adequate turnaround area for vehicles due to the increase in 
density and installation of the turnaround shouldn’t be necessary until density actually 
increases.  

• Therefore, the applicant requests that an exception be made for requiring a turnaround 
for the proposed lot split considering that a driveway will be installed for the single-
family residence on proposed parcel 2.  
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Lands of Carson

Section 1, Township 17 North,

Range 18 West, Mount Diablo Meridian

Mendocino County, CA

General Notes

General Plan Designation:   RR 5

Zoning District: RR 5 (2)

Urban/Rural: Rural

Highly Scenic Area: Yes

Proposed Land Use: SFR

Appealable to Coastal Commission:  Yes

Entitlement Permit Type:  CDP

Yard Setbacks:  20' front & rear, 6' sides

CalFire Setbacks:  30'

Corridor Preservation Setback:  25' from centerline of Caspar Point Road

Height Limit:    18'

Environmental Constraints: Yes

Potential Geologic Hazards: Yes, 40.25' setback

Landscaping: No

Water Source: On-site well

Wastewater Disposal: On-site septic

Tree Removal: None

CDP Lot Coverage Tabulation Gross Site Area (Parcel 2):

Gross Site Area: 2.00 ac (87,120 sf)

Maximum allowable lot coverage:            15% (13,068 sf)
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Lot Coverage:

(P) Footprint Residence: 1,652 sf

(P) Footprint Attached Garage: 837 sf

(P) Footprint - Covered Decks: 253 sf

Proposed Total Building Footprint: 2,742 sf

(E) Driveway & Parking: 5,957 sf

(P) Driveway & Parking: 2,763 sf

Total Driveway & Parking: 8,720 sf

Total Lot Coverage (Footprint):           11,462 sf (13.16%)

Sensitive Resources:

Legend        Type Distance from Development
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