




 
 PLANNING COMMISSION   JUNE 16, 2022  

 STAFF REPORT- COASTAL MAJOR USE PERMIT U_2021-0013 
 

   
SUMMARY 

 
OWNER/APPLICANT: FELICIA RICE 
 PO BOX 394 
 MENDOCINO, CA 95460 
 
AGENT: KELLY GRIMES 
 PO BOX 598 
 LITTLE RIVER, CA 95456 
 
REQUEST:  Coastal Development Use Permit to remove an existing 

135 square foot shed and construct a new 360 square 
foot shed for use as a Cottage Industry.   

 
LOCATION:  In the Coastal Zone, in the Town of Mendocino, lying on 

the east side of Heeser Street (CR 407I) at its 
intersection with Calpella Street (CR 407B), located at 
45320 Calpella Street, Mendocino, APN: 119-213-11. 

 
TOTAL ACREAGE:  0.27± Acres 
 
GENERAL PLAN:  Town Residential (R+) 
 
ZONING:  Mendocino Town Residential (MTR) 
 
SUPERVISORIAL DISTRICT:  5 (Williams) 
 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt, Class 3, 15303(c)  
 
RECOMMENDATION:  APPROVE WITH CONDITIONS  
 
STAFF PLANNER:  STEVEN SWITZER 

 
BACKGROUND 

 
PROJECT DESCRIPTION:  Coastal Development Use Permit to remove an existing 135 square foot 
shed and construct a new 360 square foot shed for use as a Cottage Industry. The applicant proposes to 
use the new 360 foot shed as an artist studio to house a printing press. This proposed use of the structure 
does not conform to the specific standards for a Home Occupation due to its square footage and its 
location in an accessory building and may be permitted as a Cottage Industry. Two associated permits, 
BF_2021-0272 –Demo existing shed and BF_2021-0177 –New shed for proposed Cottage Industry, have 
been issued in compliance with the design guidelines of the Town of Mendocino Historical Preservation 
District. Further discussion of the Cottage Industry and design guidelines are contained in the Local 
Coastal Program Consistency section of this report. 
  
APPLICANT’S STATEMENT:  “Remove existing 135 square foot shed (demo permit #BF_2021-0272). 
Construct new 360 square foot wood framed building for use as a place for the owner, Felicia Rice, to 
practice her printing art. The building will house an old style printing press long with other materials and 
equipment used for artistic printing projects.” 
 
RELATED APPLICATIONS ON-SITE: 
 

• BF_2021-0272 –Demo existing storage shed 
• BF_2021-0177 –New shed for proposed Cottage Industry 
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• PR_2021-0091 – Garden shed  
• MHRB_2020-0016 –Proposed workshop for Cottage Industry 
• CE_2012-0005 –Replacement Well  
• CDB 11-2001 –Boundary Line Adjustment 

 
SITE CHARACTERISTICS:  Situated in the town of Mendocino, the parcel is located on the east side of 
Heeser Street (CR 407I) at its intersection with Calpella Street (CR 407B).1 The 0.27± acre parcel is 
classified as Urban and Built-Up Land and currently developed with a Single-Family Residence, pump 
house, garden shed, and storage shed.2 The site is predominately level with the exception of the 
southwestern portion of the site gently sloping away from the existing development with minimal 
vegetation. Mendocino City Community Services District manages a community sewage system and 
groundwater resources for the site. Coastal Ground Water Resources map the parcel as a Critical Water 
Area.3 LCP Land Capabilities and Natural Hazards map the area with Marine Terrace Deposits (Zone 2) 
that are subject to strong shaking.4 The subject parcel as well as adjacent parcels contain Western Soil 
Classifications 219 -Urban Land soils.5 Both Mendocino Fire Protection District and California Department 
of Forestry and Fire Protection (CalFire) are the responsible fire agencies. 
 
SURROUNDING LAND USE AND ZONING:  As listed on Table 1, the surrounding lands are classified 
and zoned similarly to the project site, see attached General Plan Classifications and Zoning Map: 

 
PUBLIC SERVICES: 
 
Access: Calpella Street (CR 407B) 
Fire District: Mendocino Fire Protection District 
Water District: Mendocino City Community Services District (MCCSD)  
Sewer District: Mendocino City Community Services District (MCCSD) 
School District: Mendocino Unified 
 
AGENCY COMMENTS:  On January 20, 2022 project referrals were sent to the following responsible or 
trustee agencies with jurisdiction over the Project. Any submitted recommended conditions of approval are 
contained within this report. A summary of the submitted agency comments are listed below. Any 
comment that would trigger a project modification or denial are discussed in full as key issues in the 
following section. 
 

REFERRAL AGENCIES COMMENT 
  

Archaeological Commission Comment 
County Assessor No Response  
Building Division (Fort Bragg) No Comment 
Department of Transportation (DOT) No Comment 
Environmental Health (EH) No Response 

                                                      
1 Aerial Imagery Map 
2 Farmland Classifications Map 
3 Ground Water Resources Map 
4 LCP Land Capabilities & Natural Hazards 
5 Western Soil Classifications  

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH Town Residential (R+) Mendocino Town Residential (MTR) 0.11 ± Acres Residential 

EAST Town Residential (R+) Mendocino Town Residential (MTR) 0.19 ± Acres Residential 
SOUTH Town Residential (R+) Mendocino Town Residential (MTR) 0.36 ± Acres Residential 

WEST Town Residential (R+) Mendocino Town Residential (MTR) 0.11 ± Acres Residential 
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Mendocino City Community Services District Comment 
Mendocino Fire Protection District No Response 
Planning Division (Fort Bragg) Comment 
Sonoma State University No Response 
CALFIRE (Land Use) No Response 
California Coastal Commission No Response 
California Dept. of Fish & Wildlife Comment 
California Native Plant Society No Response 
California State Clearinghouse No Response 
Regional Water Quality Control Board No Response 
Cloverdale Rancheria No Response 
Redwood Valley Rancheria No Response 
Sherwood Valley Band of Pomo Indians  No Response 

 
KEY ISSUES 

 
LOCAL COASTAL PROGRAM CONSISTENCY: 
 
The proposed project is consistent with the goals and policies of the Mendocino Town Plan section of the 
Coastal Element of the General Plan and Mendocino Town Zoning Code as detailed below: 
 
LAND USE: The proposed development of the Cottage Industry is located on a parcel within the 
boundaries of the Mendocino Town Plan. The parcel is designated under Mendocino County General Plan 
Chapter 7: Coastal Element, Chapter 4.13: Mendocino Town Plan, Section 5 –Town Residential (R+). The 
Town Residential classification intends to:  
 

…Maintain the existing predominantly single family residential character of this historical 
land use classification, and (b) allow a second residential dwelling unit, not to exceed 900 
square feet, on parcels of 9,000 square feet or more, and in keeping with an existing 
pattern of development.  
 
Conditional Uses: Public and semi-public uses; Cottage Industries; Single Unit Rentals 
(MCGP, Ch. 7 Coastal Element, Ch. 4.13 –Mendocino Town Plan, Sec. 5)  

 
Conditional uses within this classification may require additional review to ensure their compliance with 
specific polices and standards. Contingent on additional review, the proposed development to remove the 
existing 135 square foot shed and construct a new 360 square foot shed to house a Cottage Industry is 
consistent with the Town Residential classification.  
 
ZONING: The parcel is zoned Mendocino Town Residential (MTR). The intent of the MTR district is as 
follows: 
 

…to maintain the existing predominantly single family character of residential 
neighborhoods in the Town of Mendocino; allow a second residential dwelling unit, 
subordinate in size and scale, in keeping with the existing pattern of development; and 
support existing visitor accommodations in the Visitor Serving Facilities Combining District 
on sites designated with an asterisk (*) or asterisk-B (*B) on the certified Town Plan Land 
Use and Zoning Maps. (MCC, Title 20, Division III, Ch. 20.652) 

 
The proposed project is consistent with the existing pattern of development and maintains the single-
family character of the residential neighborhood. Though the proposed project as sited does not meet the 
minimum side yards for the MTR district, Section 20.652.040 provides the following: 
 

Exceptions to the strict application of building setbacks may be allowed or greater 
setbacks may be recovered where it is found that strict compliance would have adverse 
impacts on community character, historical structures, public open space, or public views. 
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Exceptions may only be allowed pursuant to the review process in Chapter 20.760. (MCC, 
Title 20, Division III, Sec. 20.652.040) 

 
Chapter 20.760 outlines County standards and practices on the establishment, power, duties, and 
responsibilities of the Historical Preservation District for the Town of Mendocino. The following Design 
Guidelines section of this report provides further discussion of the Mendocino Historical Review Board’s 
determination on the setback exception for the proposed structure. As provided by the applicant, the 
proposed use of this structure to practice printing art closely aligns with the Artists and Sculptors use that 
frequently qualifies as a Home Occupation.6 However, upon further review of the existing and proposed 
structures, 1,073 square foot single-family residence and the proposed 360 square foot shed, the project 
proposal does not conform to the specific standards prescribed in Section 20.696.010(B). Home 
Occupations shall conform to the following standards: 
 

(B)  The home occupation shall be incidental and subordinate to the use of the dwelling 
unit for residential purposes and not more than twenty-five (25) percent of the floor 
area of the dwelling unit shall be used for such occupation. Use of an accessory 
building or garage for the purpose of conducting a home occupation shall be 
permitted. (MCC, Title 20, Division III, Sec. 20.696.010) 

 
Considering that the square footage of the proposed structure is more than 25 percent of the floor area of 
the principal dwelling unit on the parcel, the prescribed regulations for Home Occupations do not apply. 
Section 20.700.025 provides further direction on examples of uses permitted upon securing a Use Permit: 
 

Any use listed in Section 20.696.015 which does not conform to the specific standards for 
a Home Occupation due to its location in a private garage or accessory building may be 
permitted as a Cottage Industries, subject to the provisions of this Division, only in the 
MMU, MSR, MTR, MRM, and MRR Zoning Districts. (MCC, Title 20, Division III, 
Sec.20.700.025) 

 
Given the proposed project’s classification as a Cottage Industry, the development is subject to securing a 
Major Use Permit and must conform to the specific standards for Cottage Industries. Conditions 11-16 
ensure the Cottage Industry shall conform to the specific standards as detailed in Section 20.700.020. As 
proposed, removing the existing 135 square foot shed and constructing a new 360 square foot shed is 
clearly incidental and subordinate to the use of the premises for residential purposes and maintains the 
predominately single-family character of the surrounding residential neighborhood.  
 
DESIGN GUIDELINES: To preserve the historic and unique coastal community of the unincorporated 
Town of Mendocino, the County Board of Supervisors in 1973 established a Historical Preservation District 
and the Mendocino Historical Review Board (MHRB). The Mendocino Town Plan supports and continues 
the requirements of the Historical Preservation District, Zoning Ordinance, and design guidelines used to 
preserve the special character and identity of Mendocino. The town is divided into two Historical Zones, 
Zone A and Zone B. Historical Zone A that encompassing the 19th century town west of Highway 1, 
contains the proposed project site and lists the primary structure as a Category I Historic structure. Within 
Historical Zone A, MHRB approval is required for activities and other work not limited to demolition, 
construction, remodeling, excavation, and painting. In accordance, the applicant submitted an application 
regarding a request to replace an existing 135 square foot shed with an 18 foot by 20 foot workshop with a 
painted board and batten exterior and clerestory windows. On February 1, 2021, MHRB approved the 
application MHRB_2020-0016 with the following findings:  
 

(A)  The proposed board and batten workshop is well represented by shape and form and 
is compatible with the surrounding developed lots, early northern California 
architecture, and the Historical Preservation District; and  

 
(B)  The proposed workshop would not detract from the appearance of the other property 

within the Historical Preservation District; and  

                                                      
6 MCC, Title 20, Division III, Sec. 20.696.015  
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(C)  The existing 135 SF shed will be replaced by a larger building having similar board 

and batten exterior finish and retaining the 12:5 roof pitch of the original structure; and  
 
(D)  Pursuant with MCC Sec. 20.724.010(A), a reduced side yard is an incidental and 

necessary concurrent variance to allow replacement structure to be sited where there 
is an existing shed.  

 
The MHRB’s decision to grant a reduced side yard for the replacement structure is best aligned with 
existing historical structures on the parcel and the surrounding development. Pursuant with the design 
guidelines of the Historical Preservation District, the associated permits, BF_2021-0272 –Demo existing 
shed and BF_2021-0177 –New shed for proposed Cottage Industry, have been issued to the applicant.  
Compliance with MHRB 2020-0016 findings ensure that the proposed project adheres to architectural 
standards, Mendocino Town Plan, MTR zoning district regulations, and will not adversely impact the 
unique community character.   
 
HABITATS AND NATURAL RESOURCES: Environmentally Sensitive Habitat Areas (ESHA) are 
addressed in both the Mendocino Town Plan section of the Coastal Element of the General Plan and 
Division III –Mendocino Town Zoning Code. Chapter 20.719 of Mendocino Town Zoning Code prescribes 
that any project having a potential impact to an ESHA shall be subject to a biological survey, prepared by 
a qualified biologist, to determine the extent of the sensitive resource, to document potential negative 
impacts, and to recommend appropriate mitigation measures. Mapping designates the parcel as barren 
and indicates that the proposed development is well over 100 feet from its nearest adjacent sensitive 
coastal resource.7  No biological survey was requested. On January 20, 2022 a project referral was sent 
to California Department of Fish and Wildlife (CDFW). CDFW provided the following comment in 
response to the proposed development:  
 

It is evident that this property is a fully developed residence in a neighborhood. Based on 
the referral package, CDFW feels that there are no natural resource concerns with the 
proposed project. 

 
The proposed project plans to connect to existing utilities on the parcel and is consent with the regulations 
for ESHA outlined in Chapter 20.719. 
 
HAZARDS: There are no known geologic hazards on or in the vicinity of the project site. The parcel is 
located 25± miles west from the Maacama Fault Zone and 5± miles east of the San Andreas Fault Zone. 
Additionally, the project site is over 950± feet from the nearest bluff and body of water that could inundate 
the said parcel and proposed development.   
 
The parcel is mapped as moderate fire hazard.8 The responsible fire agencies are Mendocino Fire 
Protection District and California Department of Forestry and Land Use (CalFire). No response was 
received from CalFire regarding the proposed development. A standard condition requires that the 
applicant secure all necessary permits for the proposed development from County, State and Federal 
agencies having jurisdiction to ensure fire abatement and protection policies are addressed. 
 
VISUAL RESOURCES: Pursuant with Section 20.760.030, any construction, reconstruction, rehabilitation, 
demolition, enlargement, repair, resisting or removal of any building or structure; or the alteration of the 
exterior architecture of any building or structure within Historical Zone A requires prior approval from 
MHRB. If constructed in compliance with the MHRB_2020-0016 findings, the proposed development to 
remove of an existing 135 square foot shed and construct a new 360 square foot shed to house a Cottage 
Industry will be visually compatible with the character of surrounding areas.  
 

                                                      
7 LCP Habitats & Resources Map 
8 Fire Hazards Zones Map 
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PUBLIC ACCESS: The project site is located west of State Route 1, but is not a bluff top parcel and is not 
designated as a potential public access trail location.9 On January 20, 2022 a project referral was sent to 
Mendocino County Department of Transportation (DOT) where no comment was received. Taking into 
consideration DOT’s response, staff finds the project to not significantly contribute to new sources of 
traffic on local and regional roadways. The project will not impact transportation or circulation and 
subsequently will be provided adequate access.  
 
ARCHAEOLOGICAL/CULTURAL RESOURCES: The proposed development was referred to Mendocino 
County Archaeological Commission (ARCH) and Northwest Information Center at Sonoma State 
University (SSU). SSU noted that their office has no record of previous cultural resource studies of the site 
and the proposed project area is located within historic district P-23-004987. On March 9, 2022 ARCH 
considered the letter from SSU and determined that no survey is required for the proposed development 
to remove existing 135 square foot shed and construct a new 360 square foot shed with 225± square feet 
of ground disturbance.  ARCH did recommend that the applicant be advised of the Discovery Clause, 
evoking Section 22.12.090 and its procedures subsequent to the discovery of any cultural resources 
during construction activities associated with the project. 
 
The project was referred to three local tribes for review, and comment, including Cloverdale Rancheria, 
Redwood Valley Rancheria, and Sherwood Valley Rancheria. No response was received from the tribes. 
 
With the added condition, the proposed development is consistent with Mendocino County policies for 
protection of paleontological and archaeological resources. 
 
GROUNDWATER RESOURCES: The Town of Mendocino has a centralized sanitary sewer system, but 
does not have a centralized water system. Businesses and residents, including those on the subject 
parcel, rely on individual wells for most of their water needs. The project site is mapped as Critical Water 
Resources.10 The Mendocino Town Plan offers the following Sustainability Policies for water conservation:  
 

S-2  The water supply in the Town of Mendocino shall be managed and augmented in 
a sustainable manner to (a) support the special community, (b) optimize available water 
supplies for all human and natural system uses through concerted groundwater 
replenishment, and (c) strictly avoid the waste of potable water in uses that do not require 
it, by utilization of reclaimed water or retained stormwater runoff, where feasible.  
 
Action S-2.1.  All development applications shall submit proof (a) of an adequate water 
supply throughout the year, including the dry season; and (b) that well production of 
groundwater will not (1) deplete groundwater table of contiguous or surrounding uses and 
(2) have a significant direct or cumulative adverse effect on coastal resources.  
 
Action S-2.2.  All new and existing development shall in addition, (a) comply with all 
applicable adopted Mendocino City Community Services District water conservation 
regulations and standards, and (b) incorporate all water conservation measures required 
by the State of California. (MCGP, Ch. 4.13 Mendocino Town Plan, Sec. 4.6)  

 
Pursuant with Action S-2.1, proof of adequate water supply, as defined11, has been demonstrated for the 
proposed development. Mendocino City Community Services District (MCCSD) acts as the managing 
authority of the Mendocino Headlands Aquifer and limits groundwater extraction from privately owned and 
operated wells on individual lots through a groundwater withdrawal program. MCCSD permits ground 
water extraction for new development, changes in use, and/or expansions of an existing use. A letter 
dated April 12, 2022 from MCCSD demonstrates compliance with their hydrological standards.  
 
The proposed project was referred to Mendocino County Division of Environmental Health (DEH) to 
review impacts to water and septic. DEH did not provide a response to the project referral.  

                                                      
9 LCP Land Use Map 17: Mendocino Map 
10 Ground Water Resources Map 
11 MCC, Title 20, Division III, Section 20.744.010(1) 
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A
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M
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H
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G
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F
I
N
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L
I
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H
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R
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T

O
 
M

A
T

C
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O
U

S
E

F
U

L
L

Y
 
S

H
I
E

L
D

E
D

 
D

O
W

N
L

I
G

H
T

U
N

D
E

R
 
O

V
E

R
H

A
N

G
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A
L
L

 
E

L
E

C
T

R
I
C

A
L
 
W

O
R

K
 
T

O
 
B

E
 
P

E
R

F
O

R
M

E
D

 
B

Y
 
A

L
I
C

E
N

S
E

D
 
E

L
E

C
T

R
I
C

A
L
 
C

O
N

T
R

A
C

T
O

R
 
A

N
D

 
A

L
L
 
W

O
R

K

T
O

 
C

O
N

F
O

R
M

 
T

O
 
T

H
E

 
L
A

T
E

S
T

 
(
2

0
1
9
)
 
C

A
L

I
F

O
R

N
I
A

E
L
E

C
T

R
I
C

A
L
 
C

O
D

E
.

2
.

A
L
L

 
F

I
X

T
U

R
E

S
 
T

O
 
B

E
 
C

O
M

P
A

C
T

 
F

L
O

U
R

E
S

C
E

N
T

 
O

R

L
E

D
.

3
.

P
E

N
D

A
N

T
 
F

I
X

T
U

R
E

S
 
A

N
D

 
T

R
I
M

S
 
F

O
R

 
C

A
N

S
 
W

I
L
L

 
B

E

D
E

T
E

R
M

I
N

E
D

 
D

U
R

I
N

G
 
C

O
N

S
T

R
U

C
T

I
O

N
 
B

Y
 
T

H
E

O
W

N
E

R
S

.

4
.

A
L

L
 
R

E
C

E
S

S
E

D
 
C

A
N

S
 
S

H
A

L
L
 
B

E
 
A

P
P

R
O

V
E

D
 
F

O
R

Z
E

R
O

 
C

L
E

A
R

A
N

C
E

 
I
N

S
U

L
A

T
I
O

N
 
C

O
V

E
R

 
A

N
D

 
B

E

A
I
R

T
I
G

H
T

.

5
.

A
L
L
 
S

W
I
T

C
H

E
S

 
T

O
 
H

A
V

E
 
D

I
M

M
A

B
L
E

 
C

A
P

A
B

I
L
I
T

I
E

S

W
H

E
N

 
P

O
S

S
I
B

L
E

.

6
.

P
R

O
V

I
D

E
 
E

M
P

T
Y

 
S

L
O

T
S

 
F

O
R

 
F

U
T

U
R

E
 
B

R
E

A
K

E
R

E
X

P
A

N
S

I
O

N
 
F

O
R

 
L

A
N

D
S

C
A

P
E

 
L

I
G

H
T

I
N

G
.

7
.

P
L
A

N
 
T

O
 
B

E
 
F

I
N

A
L
I
Z

E
D

 
W

I
T

H
 
O

W
N

E
R

 
P

R
I
O

R
 
T

O
 
T

H
E

C
O

M
M

E
N

C
E

M
E

N
T

 
O

F
 
C

O
N

S
T

R
U

C
T

I
O

N
.

E
L
E

C
T

R
I
C

A
L
 
N

O
T

E
S

:

S
W

I
T

C
H

 
(
 
M

O
U

N
T

 
4
4
"
 
A

F
F

,
 
U

N
O

)

T
H

R
E

E
-
W

A
Y

 
S

W
I
T

C
H

L
I
G

H
T

,
 
S

U
R

F
A

C
E

 
M

O
U

N
T

E
D

L
I
G

H
T

,
 
C

E
I
L
'
G

 
R

E
C

E
S

S
E

D
 
D

O
W

N
L
I
G

H
T

L
I
G

H
T

,
 
H

A
N

G
I
N

G
 
S

H
O

P
 
L
I
G

H
T

 
W

/
 
I
N

T
E

G
R

A
T

E
D

 
L
E

D

L
I
G

H
T

,
 
W

A
L
L
 
M

O
U

N
T

R
E

C
E

P
T

A
C

L
E

,
 
1
1
O

V
 
T

Y
P

 
U

N
L
E

S
S

 
N

O
T

E
D

 
(
2
2
0
,
 
G

F
C

I
*
,
 
E

T
C

.
)

E
X

H
A

U
S

T
 
F

A
N

 
(
5
0
 
C

F
M

 
M

I
N

.
)

C
A

R
B

O
N

 
M

O
N

O
X

I
D

E
 
A

L
A

R
M

S
M

O
K

E
 
D

E
T

E
C

T
O

R
 
(
1
1
0
 
V

 
A

C
 
W

/
 
B

A
T

T
E

R
Y

 
B

A
C

K
U

P
)

P
H

O
N

E
 
W

/
 
M

U
L
T

I
P

L
E

 
L
I
N

E
 
C

A
P

A
B

I
L
I
T

I
E

S
,
 
C

O
M

P
U

T
E

R
,
 
T

H
E

L
A

T
E

S
T

 
F

O
R

 
A

L
L
 
T

E
C

H
 
S

T
U

F
F

G
A

S
 
(
P

R
O

P
A

N
E

)
 
L
I
N

E

T
V

/
C

A
B

L
E

P

2
2
0

E
L

E
C

T
R

I
C

A
L

 
L

E
G

E
N

D

*
G

F
C

I
 
-
 
G

R
O

U
N

D
 
F

A
U

L
T

 
C

I
R

C
U

I
T

 
I
N

T
E

R
R

U
P

T

A
L
L
 
C

I
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C
U

I
T

S
 
I
N

 
E

N
T

I
R

E
 
H

O
U

S
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S

H
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L
L
 
B

E
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R
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F
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U
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T
E

C
T

E
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A
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C
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N
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T
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A
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E
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C
L
E
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T

O
 
B

E
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U

N
T

E
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O
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I
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O

M
I
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P
O

I
N

T
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P
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LASER CUTTING

STATION

6'x4' x 3.5' H MIN.
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E
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H
E

E
L

S

8
'
x
4

'

WORK TABLE ON

WHEELS #2

6'x3'

WORK BENCH W/

TOOLS BEHIND
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P
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I
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N
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O

W
S

 
T

O
 
B

E
 
J
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O

D
 
(
W

O
O
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O
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E
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I
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N
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U
T
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W

I
T

H
 
A

N
T

I
Q

U
E

 
B

R
A

S
S

 
H

A
R

D
W

A
R

E
.

W
I
N

D
O

W
 
S

C
H

E
D

U
L

E

F
I
N

I
S

H
E

D
 
F

L
O

O
R

,

T
Y

P
I
C

A
L

W
I
N

D
O

W
 
A

N
D

 
D

O
O

R
 
E

L
E

V
A

T
I
O

N
S

S
C

A
L
E
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1
/
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-
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F
I
X

E
D

S
L
I
D

E
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3
'
-
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1
/
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'
-
1
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1
/
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C
W
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C
W

S
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C
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A
4
0
2
0

F
I
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W
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I
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G
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I
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D
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L
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E
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I
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A
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I
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W
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I
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H
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I
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I
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E
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H
E

 
W

I
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D
O

W
 
I
N

T
O

 
T

W
O

 
E

Q
U

A
L
 
P

A
N

E
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4
'
-
0

"

3'-0"

4
'
-
0

"

7'-0"

5'-11"

1'-8"

3
'
-
4

"

~ 12'-5"

P

P
U

N
D

E
R

G
R

O
U

N
D

T
O

 
P

R
O

P
A

N
E

T
A

N
K

A

- -

A

1
0

"

C

 
 
 
 
W

I
N

D
O

W
S

A
B

O
V

E

5'-0"

3
'
-
0

"

5'-0"

6'-6"

5'-0"

8
'
-
0

"

I
N

D
E

P
E

N
D

E
N

T
 
P

U
L

L
C

H
A

I
N

I
N

T
E

G
R

A
T

E
D

 
L

E
D

 
5

0
 
W

F
I
X

T
U

R
E

S
,
 
T

Y
P

 
3

L
E

D

L
E

D

L
E

D
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E
M

E
R

G
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N
C

Y
 
L

I
G

H
T

I
N

G

W
/
 
B

A
T

T
E

R
Y

 
B

A
C

K
U

P

P
L

E
A

S
E

 
N

O
T

E
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2
 
H

O
U

R
 
F

I
R

E
W

A
L

L
 
R

E
Q

U
I
R

E
D

 
O

N
 
A

L
L

F
O

U
R

 
W

A
L

L
S
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F

R
O

M
 
T

A
B

L
E

7
2

1
.
1

 
U

S
E

A
S

S
E

M
B

L
Y

 
#

 
1

5
-
1

.
1

6
,
 
R

E
P

R
I
N

T
E

D
 
B

E
L

O
W

P
R

O
V

I
D

E
 
S

C
R

E
E

N
 
O

R
 
O

T
H

E
R

D
E

V
I
C

E
 
T

O
 
P

R
E

V
E

N
T

 
L

E
A

V
E

S

F
R

O
M

 
A

C
C

U
M

U
L

A
T

I
N

G
 
I
N

 
G

U
T

T
E

R

P
R

O
P

E
R

T
Y

L
I
N

E

2'-0"

2
'
-
0

"

N
O

 
O

V
E

R
H

A
N

G
 
O

R
 
P

R
O

J
E

C
T

I
O

N
S

W
I
T

H
I
N

 
2

'
 
O

F
 
P

R
O

P
E

R
T

Y
 
L

I
N

E

C
U

T
 
B

A
C

K
 
O

V
E

R
H

A
N

G

C
U

T
B

A
C

K
 
O

V
E

R
H

A
N

G
 
S

O
 
N

O
 
O

V
E

R
H

A
N

G

I
S

 
W

I
T

H
I
N

 
2

4
"
 
O

F
 
F

I
R

E
 
L

I
N

E
 
S

H
O

W
N

 
O

N
 
S

I
T

E
 
P

L
A

N

C
U

T
B

A
C

K
 
O

V
E

R
H

A
N

G

N
E

A
R

 
P

R
O

P
E

R
T

Y
 
L

I
N

E

5

1
2

8'-0"

14'-9"

~ 6'-4

1

2

"

S
E

C
T

I
O

N
 
A

A

S
C

A
L
E

:
 
1
/
2
"
 
=

 
1
'
-
0
"

S
L

A
B

 
O

N
 
G

R
A

D
E

,

S
E

E
 
S

T
R

U
C

T
U

R
A

L
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Resolution Number ________ 
 

County of Mendocino 
Ukiah, California 

 
JUNE 16, 2022 

 
 U_2021-0013  -  FELICIA RICE 

 
 
RESOLUTION OF THE PLANNING COMMISSION, COUNTY OF 
MENDOCINO, STATE OF CALIFORNIA, GRANTING A MAJOR USE 
PERMIT TO REMOVE AN EXISTING 135 SQUARE FOOT SHED AND 
CONSTRUCT A NEW 360 SQUARE FOOT SHED FOR USE AS A 
COTTAGE INDUSTRY 

 
WHEREAS, the owner/applicant, Felicia Rice, filed an application for a Major Use Permit with the 

Mendocino County Department of Planning and Building Services to remove an existing 135 square foot 
shed and construct a new 360 square foot shed for use as a Cottage Industry, in the Coastal Zone, 1500± 
feet southeast of Mendocino Town center, lying on the east side of Heeser Street (CR 407I) at its 
intersection with Calpella Street (CR 407B); located at 45320 Calpella Street, Mendocino; APN: 119-213-
11., General Plan R+; Zoning MTR; Supervisorial District 5; (the “Project”); and 
 

WHEREAS, the Secretary for Resources has found that certain classes of projects have been 
determined not to have a significant effect on the environment and are therefore exempt from the 
requirement for the preparation of environmental documents, and the Project was determined to meet the 
criteria for a Categorical Exemption from the California Environmental Quality Act (CEQA) under Class 3, 
15303(c); and 
 

WHEREAS, in accordance with applicable provisions of law, the Planning Commission held a 
public hearing on, June 16, 2022, at which time the Planning Commission heard and received all relevant 
testimony and evidence presented orally or in writing regarding the Project.  All interested persons were 
given an opportunity to hear and be heard regarding the Project; and 
 

WHEREAS, the Planning Commission has had an opportunity to review this Resolution and finds 
that it accurately sets for the intentions of the Planning Commission regarding the Project. 
 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission, based upon the evidence in 
the record before it makes the following findings; 
 

1. Pursuant with MCC Section 20.720.035(A)(1), the proposed development is in conformity with the 
certified Mendocino Town Local Coastal Program. The proposed demolition of a 135 square foot 
shed and construction of a new 360 square foot shed for use as a Cottage Industry within the 
Town Residential land use classification and is consistent with the intent of the R+ Classification. 
Cottage Industries are allowed with an approved Major Use Permit; and 
 

2. Pursuant with MCC Section 20.720.035(A)(2), the proposed development would be provided with 
adequate utilities, access roads, drainage, and other necessary facilities. The site has been 
served for many years, and would continue to be served, by a community sewage system, well 
for its water needs. The project will not impact transportation or circulation and subsequently will 
be provided adequate access; and  

 
3. Pursuant with MCC Section 20.720.035(A)(3), the proposed development is consistent with the 

purpose and intent of the Mendocino Town Residential Zoning District. The proposed 
development of a Cottage Industry is an allowed conditional use within the Zoning district with the 
granting of a Major Use Permit. The proposed development is clearly incidental and subordinate 
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to the use of the premises for residential purposes and maintains the predominately single-family 
integrity of the Mendocino Town Residential Zoning District; and 

 
4. Pursuant with MCC Section 20.720.035(A)(4), the proposed demolition of a 135 square foot shed 

and construction of a new 360 square foot shed for use as a Cottage Industry, if constructed in 
compliance with the conditions of approval, would not have any significant adverse impacts on 
the environment within the meaning of the California Environmental Quality Act and is determined 
to be Categorically Exempt from further environmental review; and 
 

5. Pursuant with MCC Section 20.720.035(A)(5), the proposed development would not have any 
adverse impact on any known archaeological or paleontological resources, as the area of 
disturbance is already developed with an existing shed and Standard Condition 8 is in place for 
when archaeological sites or artifacts are discovered; and  

 
6. Pursuant with MCC Section 20.720.035(A)(6), other public services, including but not limited to, 

solid waste and public roadway capacity have been considered and pursuant to Chapter 20.744 
are adequate to serve the proposed development. The site is currently developed with an existing 
single-family residence and proposes the demolition of an existing 135 square foot shed and 
construction of a new 360 square foot shed for use as a Cottage Industry; and 

 
7. Pursuant with MCC Section 20.720.035(A)(7), the proposed development, if constructed in 

compliance with the conditions of approval and MHRB_2020-0016 findings, would be in 
conformance with the design standards of Section 20.760.050; and 

 
8. Pursuant with MCC Section 20.720.035(C), the proposed development ensures the protection of 

public health, safety, and welfare if constructed in compliance with the conditions of approval. 
 
 

BE IT FURTHER RESOLVED that the Planning Commission hereby grants the requested Major 
Use Permit, subject to the Conditions of Approval in Exhibit “A”, attached hereto. 
 

BE IT FURTHER RESOLVED that the Planning Commission designates the Secretary as the 
custodian of the document and other material which constitutes the record of proceedings upon which the 
Planning Commission decision herein is based.  These documents may be found at the office of the 
County of Mendocino Planning and Building Services, 860 North Bush Street, Ukiah, CA 95482. 
 

BE IT FURTHER RESOLVED that the Planning Commission action shall be final on the 11th day 
after the date of the Resolution unless an appeal is taken. 
 
 
I hereby certify that according to the Provisions of Government Code Section 25103 delivery of this 
document has been made. 
 
ATTEST: Brooke Larsen 
 Commission Services Supervisor 
 
 
By:_______________________________  
 
 
BY:  JULIA KROG  ALISON PERNELL, Chair 
 Director Mendocino County Planning Commission 
 
 
_______________________________________  
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EXHIBIT A 
 

CONDITIONS OF APPROVAL  
 

JUNE 16, 2022 
 

 U_2021-0013  -  FELICIA RICE 
 
Coastal Development Use Permit to remove an existing 135 square foot shed and construct a new 360 
square foot shed for use as a Cottage Industry. 
 
APPROVED PROJECT DESCRIPTION:   Coastal Development Use Permit to remove an existing 135 
square foot shed and construct a new 360 square foot shed for use as a Cottage Industry. 
 
CONDITIONS OF APPROVAL: 
 

1. This action shall become final on the 11th day following the decision unless an appeal is filed 
pursuant to Section 20.728.015 of the Mendocino County Code. The permit shall become effective 
after the ten (10) working day appeal period to the Coastal Commission has expired and no appeal 
has been filed with the Coastal Commission. The permit shall expire and become null and void at 
the expiration of ten years after the effective date except where construction and/or use of the 
property in reliance on such permit has been initiated prior to its expiration. 
 

2. To remain valid, progress towards completion of the project must be continuous. The Applicants 
have sole responsibility for renewing this application before the expiration date. The County will not 
provide a notice prior to the expiration date. 
 

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

4. This permit shall be subject to the securing of all necessary permits for the proposed development 
from County, State and Federal agencies having jurisdiction. 
 

5. The Applicants shall secure all required building permits for the proposed project as required by the 
Building Inspection Division of the Department of Planning and Building Services. 
 

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

a. The permit was obtained or extended by fraud. 
 

b. One or more of the conditions upon which the permit was granted have been violated. 
 

c. The use for which the permit was granted is conducted so as to be detrimental to the public 
health, welfare or safety, or to be a nuisance. 
 

d. A final judgment of a court of competent jurisdiction has declared one or more conditions to 
be void or ineffective, or has enjoined or otherwise prohibited the enforcement or operation of 
one or more such conditions. 

 
7. This permit is issued without a legal determination having been made upon the number, size or 

shape of parcels encompassed within the permit described boundaries. Should, at any time, a 
legal determination be made that the number, size or shape of parcels within the permit described 
boundaries are different than that which is legally required by this permit, this permit shall become 
null and void. 
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8. If any archaeological sites or artifacts are discovered during site excavation or construction 

activities, the property owner shall cease and desist from all further excavation and disturbances 
within 100 feet of the discovery, and make notification of the discovery to the Director of the 
Department of Planning and Building Services. The Director will coordinate further actions for the 
protection of the archaeological resources in accordance with Section 22.12.090 of the Mendocino 
County Code. 

 
9. In the event that the use of the facility should cease operation for a period exceeding one (1) year 

or more, the use shall be deemed invalid and a new use permit will be required for the operation. 
 

10. The applicant shall apply for and receive a business license for operation of the Cottage Industry in 
accordance with Chapter 6.04 of the Mendocino County Code. Any Building Permit request shall 
include all conditions of approval of U_2021-0013 either attached to or printed on the plans 
submitted. 
 

11. No more than one (1) person who does not reside in the dwelling unit may be employed on the 
premises in addition to the members of the family residing in the dwelling unit. 

 
12. The applicant may apply for and receive a MHRB permit for one (1) sign not exceeding two (2) 

square feet, non-illuminated, and attached flat to the main structure or visible through a window for 
the Cottage Industry in accordance with Chapter 20.712 of the Mendocino Town Zoning Code.    

 
13. No merchandise (except articles produced on the premises or those items necessary for repair 

work in the equipment repair services, consumer use types, and specialty shops) shall be sold or 
displayed on the premises. 

 
14. No more than ten (10) customers or clients shall come to the premises for service or products 

during any one (1) day. No more than two (2) vehicles may be parked on the premises or a street 
adjacent to the Cottage Industry while awaiting or undergoing repair, or awaiting removal after 
repair. 

 
15. No large vehicles and construction equipment (including but not limited to trucks of over one (1) ton 

gross weight rating, tractors, bulldozers, backhoes, skip-loaders, well-drilling rigs, cement mixers, 
rollers, welders, air compressors, forklifts, or graders) shall be operated, maintained, or parked in 
connection with the Cottage Industry, except to the extent that such vehicles and equipment are of 
a type and number customarily used by residents of the surrounding neighborhood for their own 
agricultural or home use on their own property, and further provided that no Cottage Industries 
employing said vehicles or construction equipment shall be located in Historical Zone A. 

 
16. Noise generation from within the Cottage Industry site shall not exceed sixty-five (65) dBA Ldn at 

the nearest off site residence. 
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