Vallemar Bluff Home Project
Application Review

Midcoast Community Council — Revised Application Package and Response
to comments from December 9, 2015 meeting

October 26, 2016




Vallemar Bluff Project — Agenda

» Overview

» Project Team Infroduction

» Current proposed project response 1o issues raised
» Questions and Discussion




Overview

= Significant site requiring special care
= Data collection and site research began by current team in 2013.

= 2.3~ acre site containing 7 legal lots of record within Mid-Coast Urban Limit
Line.

= Proposal does not impact public access to bluff top trail

=  Grassland habitat on site is seriously degraded. Status quo would continue
degradation. Adjacent County property contains sensitive plants. Project
Implementation would improve outcomes of both public and private lands.

=  Application revised based on comments received at Dec 2015 MCCC
meeting and County Staff



Overview




Project Team
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Larry Pearson — Pearson Design Group (Architecture)
Mark Baginski — Verde Design (Landscape Architecture)
Rodney Cahill - Mesiti-Miller Engineering (Civil Engineering)

Mark Foxx — Haro, Kasunich & Associates (Geotech and Coastal
Erosion)

Jodi McGraw - Jodi McGraw Consulting (Biotic Consulting)



Comments addressed from December
Meeting

» | of legality/Utility availability
» Site design update

» Visual analysis

» Protection of sensitive habitat

» Shoreline setbacks
® Site access and future shore path protection
» Storm water design and mitigation




Lot legality/Utility availability

» Concern: Current lot configuration was not done in compliance with state
map act. Sewer may not be available to CZ-RM properties.

®» Response:. Research by County Counsel concludes that lots were
configured consistent with State Map Act law in effect. Final action in 1991
(corrected in 1994). Sewer is available per Coastal Commission and MWSD.




Updated Project Design

» Concern: Project Density

» Response: Proposed Project reduced from 6 to 5 homes. Project approval
would result in the sensitive portions of Lots A, B, C & D becoming
permanently protected open space and protected grassland habitat. This
Is not a county requirement. Developments rights on lots B & C are
proposed to be held by a non-profit Land Conservancy.
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Visual analysis

» Concern: Visual impacts from public spaces

» Response: The project is designed to use site topography to minimize
grading, blending into the site. The use of natural materials reduces the
visual intrusion. Less impact on the adjacent homes




VALLEMAR ST. PERSPECTIVE
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Visual Analysis




SITE SECTION

Visual Analysis




JULIANA AVE. PERSPECTIVE
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Protection of sensitive habitat

Concern: project could impact sensitive plant species

Response: A Management Plan for the Grasslands on public (in
concert with County Parks) and private properties. The plan proposes
to enhance the habitat with the removal of invasive species,
encouraging the return of native species and permanently protected
with conservation easements held by a nonprofit Land Trust. This is an
Improvement over the status quo or “no project”.
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Shoreline setbacks

Concern: Project is too close to the bluff fop

Shoreline setbacks are based on report by Haro, Kasunich
& Associates, outlining setback requirements
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Site access and future shore path
protection

» Concern: Project impacts public use of the shoreline trail

®» Response:. We are in discussions with the County. Plan to maintain the
current frail and to provide space on Lots B & C that maybe needed to
maintain the trail into the future. (Subject to any requirements that may be
Imposed by others to protect the sensitive plant communities)



Storm Water design and mitigation

Concern: Storm Water impacts
Response: Storm water Design Goals:
» Clean water

» Reduce coastal erosion

®» Enhance native vegetation

®» Preserve soil moisture
®» Reduce runoff & keep runoff to predevelopment levels.

» Beautify landscape




Storm water design and mitigation

Low Impact Development Strategies
» Fijltration

» Maximum Permeability

» Storage

» |nfiltration

» Dispersion

= Planfing
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Presenter
Low Impact Development Techniques
 
1. All Pervious Paver Driveways:
a) Infiltrate rainfall to maintain soil moisture 
b) Temporarily store peak flows to reduce runoff and erosion
c) Filter and clean water using sand and gravel filter layers
 
2. All Permeable Grass Paver Parking Areas:
a) Infiltrate rainfall to maintain soil moisture 
b) Filter and clean water using grass and soil
 
3. Eco-Rain Detention Systems:
a) Store roof and driveway runoff to reduce erosion
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Presenter
3. Eco-Rain Detention Systems:
a) Store roof and driveway runoff to reduce erosion
 
4. Bio-retention Swales:
a) Maintain existing drainage patterns
b) Infiltrate moisture to maintain soil moisture 
c) Store roof and driveway runoff to reduce erosion
d) Filter and clean water using native plants
e) Clean water using bio-treatment soil mix
 
5. Infiltration Spreaders:
a) Infiltrate runoff to maintain even soil moisture 
b) Disperse runoff over wide areas to reduce erosion
c) Temporarily store peak flows to reduce erosion
d) Filter and clean runoff water using native plant areas
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Erosion Control and BMPs



Questions & Discussion

» Wrap up and follow up
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