PLANNING COMMISSION

MARCH 23, 2023

STAFF REPORT- MINOR SUBDIVISION MS_2019-0004

S

OWNERS:

APPLICANT:

REQUEST:

LOCATION:

TOTAL ACREAGE:

GENERAL PLAN:

ZONING:
SUPERVISORIAL DISTRICT:

ENVIRONMENTAL DETERMINATION:

UMMARY

ANNA SOMMERS, RUTH SLOCUM, ROBIN
MADISON

5600 WESTVIEW ROAD

WILLITS, CA 95490

ANNA SOMMERS
114 SHAWNEE TRAIL
AURORA, OH 44202

Subdivision of a 44.08+ acre lot into two (2) lots, each
22.04+ acres in size. This proposed subdivision is to
accommodate a previously constructed residential
dwelling unit that presently exceeds the maximum
dwelling density for its zoning district. This proposed
subdivision will bring the property into conformance with
regard to the number of residential structures per lot. No
further development is proposed.

7.5 + miles southeast of the City of Willits center, lying
on the west side of Westview Road (private), 1.1+ miles
west of its intersection with Williams Ranch Road
(private), located at 5600 Westview Rd., Willits; APN:
147-061-13.

44+ Acres

Remote Residential- Remote Residential, 20 Acre
minimum (RMR20)

Upland Residential, 20 acre minimum (UR:20)
4™ (Gjerde)

Negative Declaration

RECOMMENDATION: APPROVE WITH CONDITIONS
STAFF PLANNER: MARK CLISER
BACKGROUND

PROJECT DESCRIPTION: Subdivision of a 44.

This proposed subdivision is to accommodate

08+ acre lot into two (2) lots, each 22.04+ acres in size.
a previously constructed residential dwelling unit that

presently exceeds the maximum dwelling density for its zoning district. This proposed subdivision will
bring the property into conformance with regard to the number of residential structures per lot. No further

development is proposed.

SITE CHARACTERISTICS: The subject property is located approximately 7.5 miles southeast of the City
of Willits center, lying on the west side of Westview Road (Private), approximately one (1) mile west of its

intersection with Williams Ranch Road (Private).
061-13).

It is addressed at 5600 Westview Rd., Willits (APN: 147-
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The parcel is currently developed with a single-family residence and a partially completed single-family
residence located on the northern portion of the property, proposed as Parcel One, and is accessed by a
separate driveway. A second single-family home, barn, and storage shed are located on the southern
portion of the property, proposed as Parcel Two, also accessed by a separate driveway. Both driveways
are accessed from Westview Road. Each proposed parcel is serviced by its own septic and leach field.
There are two springs located on the property (Springs Map Attachment) which service the existing
residential needs.

The project site has an average slope of 3.8%. Elevations range from 2,100 feet above mean sea level
(AMSL) at the northing edge to 1,560 feet AMSL at the southern edge. The subject parcel is bordered to
the north and south by Upland Residential zoned parcels, to the south by Rangeland, and to the west by
Timber Production Zones. Except by those parcels to the west, all adjacent properties currently feature
residential uses. The site features a mix of native and non-native grasses and hardwood trees and is
primarily unforested. No rare or endangered species of flora or fauna are known to exist on site. The site
does not feature serpentine soils, wetlands, or special interest soils.

RELATED APPLICATIONS:

e BIl_2002-0010 — Unpermitted Structures (case closed on 1/23/2015)

e BU _2006-0194 — Demo 2,100 sq. ft. single family residence (finaled on 9/7/2006)

e BU_2006-0361 — Class K single family residence (finaled on 5/11/2011)

e BU_2007-0022 — Class K single family residence (finaled on 2/24/2011)

e BU_2017-1308 — Addition to single family residence (under review)

o BU_2019-0482 — Replace wood stove with efficient wood stove/pipe (finaled on 4/8/2019)

SURROUNDING LAND USE AND ZONING:

GENERAL PLAN ZONING LOT SIZES USES
NORTH Remotg .Residential- 20 Acre UR:20 20.22+ to 20.63+ Acres Residential
Minimum (RMR 20)
EAST Remotg Residential — 20 Acre UR:20 21.47+ Acres Residential
Minimum (RMR 20)
SOUTH Remote Residential — 20 Acre UR:20 51.71+ Acres Residential
Minimum (RMR 20)
Forest Land — 160 Acre Minimum TP:160 98+ to107+ Acres Timber
WEST (FL 160) Production
Zone

PUBLIC SERVICES:

Access: Westview Road (Private)

Fire District: Little Lake Fire Protection District
Water District: NONE

Sewer District: NONE

School District:  Willits Unified

AGENCY COMMENTS: On September 19, 2019, a project referral was sent to the following responsible
or trustee agencies with jurisdiction over the Project. Their submitted recommended conditions of
approval are contained in Exhibit A of the attached resolution. Any comment that would trigger a project
modification or denial is discussed in full as key issues in the following section.

REFERRAL AGENCIES COMMENT
Department of Transportation Comments
Environmental Health (Land Use) Comments
Assessor No Response
Building Division-Ukiah No Comment
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Air Quality Management District No Comment
CAL FIRE (Land Use) Comments

CA Dept. of Fish & Wildlife

Cloverdale Rancheria

Redwood Valley Rancheria

Sherwood Valley Band of Pomo Indians

Archaeological Commission Comments
County Addresser No Comment
Little Lake Fire Protection District Comments
Regional Water Quality Control Board

Sonoma State University Comments

Environmental Health recommends conditions regarding soil testing, location of sewage disposal
system(s), water quantity evaluations, and mineral analysis. These comments are reflected in Conditions
of Approval numbers 9 through 12 (See Exhibit A).

The Department of Transportation recommends conditions regarding easements and dedication, road
improvement requirements, road profile grades, and turnaround requirements. These comments are
reflected in Conditions of Approval numbers 13 through 18 (See Exhibit A).

CAL FIRE and Little Lake Fire District recommend conditions regarding turnouts, curves and road
widening, fuel modification, roadway surface, and road maintenance. These comments are reflected in
Conditions of Approval numbers 8, 9, 17, and 18 (See Exhibit A).

The Mendocino County Archaeological Commission recommends conditions regarding future
development. These comments are reflected in Condition of Approval 18c (See Exhibit A).

KEY ISSUES

1. General Plan and Zoning Consistency: The project is consistent with the General Plan/Zoning
designation of Remote Residential with a 20 acre minimum parcel size. The proposed parcel will
maintain at least a 20 acre minimum lot area. The Land Use Section of the General Plan/Zoning states
the following as the intent of the Remote Residential Use Category:

The RMR classification is intended to be applied to lands having constraints for
commercial agriculture, timber production or grazing, which are well suited for small scale
farming and low density agricultural/residential uses by the absence of such limitations as
inadequate access, unacceptable hazard exposure or incompatibility with adjoining
resource land uses. The classification is also applied to some areas which might not
otherwise qualify except for the fact that the land has been divided and substantial
development has occurred.

The applicant is requesting creation of two 22+ acre developed parcels. The newly created parcels will
have the capacity for additional residential uses developed per MCC Chapter 20.164.015(K) (Accessory
Dwelling Unit). The surrounding parcels are zoned for both residential and forestry uses. The proposed
subdivision does not adversely affect the landowner’s ability to utilize the property for residential purposes
in the future. At this time, no additional residential development is proposed as the project addresses an
after-the-fact violation. The project does, however, allow for ministerial permitting of one additional
Accessory Dwelling Unit. Future development will be required to demonstrate adequate water, per
Mendocino County Division of Environmental Health. The proposed project is consistent with the Upland
Residential 20-acre parcel minimum (UR:20) zoning district classification and general plan land use
designation.

2. Environmental Protection: An initial study for the proposed project was completed in accordance
with the California Environmental Quality Act (CEQA). There are no significant impacts to the
environment identified resulting from the project. Accordingly, a Negative Declaration was prepared. Any
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impacts resulting from allowed, future development were considered to be less than significant impact.

3. Division of Land Regulations: The project was reviewed by the Mendocino County Subdivision
Committee on October 13, 2022, at which time the Subdivision Committee recommended conditional
approval of the proposed minor subdivision to the Planning Commission per the required findings found in
Mendocino County Code §17-48.5. No conflicts with the County Division of Land Regulations were
identified. Proposed lot sizes are compliant with the zoning district, per Mendocino County Code (MCC)
Section 20.056.025(A).

RECOMMENDATION

By resolution, adopt a Negative Declaration and grant Minor Subdivision MS_2019-0004, as proposed by
the applicant, based on the facts and findings and subject to the conditions of approval contained in
Exhibit A of the resolution.

2:/\0/202/5 %

" DATE MARK CLISER
PLANNER I

Appeal Period: 10 Days
Appeal Fee: $2,620.00

ATTACHMENTS:

Location Map

Aerial Vicinity Map

Aerial Map

Topo Map

Tentative Map

Zoning Map

General Plan Map

Adjacent Parcels Map

Fire Responsibility Area
Wildland-Urban Interface Zones
Slope Map

Soils Map

Farmland Classifications
Springs Map

Vehicle Miles Traveled Evaluation

OZErX«"IOMMUO®»

RESOLUTION AND CONDITIONS OF APPROVAL (Exhibit A)

Initial Study available online at: hitps://www.mendocinocounty.org/government/planning-building-
services/meeting-agendas/planning-commission
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Spring — Location Map 39°21'25"N, 123°24'36"W

:210:25:N, 123524:36:V,

MS 2019-0004 Locations of on-site springs



Spring — Location Map 39°21'13"N, 123°24'30"W
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MS 2019-0004 Locations of on-site springs



goals.

Analysis demonstrates project does not exceed the threshold recommended by the CA Office of
Planning and Research for Vehicle Miles Traveled to meet targets for greenhouse gas emissions

Screening Inputs
Criteria

YMT Metric
Baseline Year

Threshold (% reduction from Baseline Year)

Legend

Category

Selected Project Area
Traffic Analysis Zone 1D
Low VMT Generating TAZS

@ Passed

Screening Questions

Within a low VMT generating TAZ?

Input

Total VMT per Service Population
2022

Subregion Benchmark (0%)

Color

O
l

Results

Yes (Pass) @

to visually reviev

MS 2019-0004

Project Location

[wo Rock

Myir cany!

Irene Peak

California State Parks, Esri, HERE, Garmin, SafeGraph, GeoTech...  Powered by Esri

Traffic Analysis Zone (TAZ) Details
TAZ Questions

Subarea

TAZVMT

Subarea VMT

9 Difference

VMT Metric

Threshold

TAZID: 381

OtherUS 101 Corridor

318

318

-16.1%

Total VMT per Service Population
319

Vehicles Miles Traveled — Analysis

Project Proximity to Output Low VMT Generating TAZs

California State Parks, Esri, HERE, Garmin, SafeGraph, GeoTech...  Powered by Esri

Threshold Evaluation

VMT Metric
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LA



























































































































	02.MS_2019-0004 Attachments.pdf
	01. MS 2019-0004 Location
	02. MS 2019-0004 Aerial (Vicinity)
	03. MS 2019-0004 Aerial
	04. MS 2019-0004 Topo
	05. MS_2019-0004 (Passow) Tentative Map
	06. MS 2019-0004 Zoning
	07. MS 2019-0004 GP
	08. MS 2019-0004 Adjacent
	09. MS 2019-0004 FHZ
	09a. MS 2019-0004 WUI
	10. MS 2019-0004 Slope
	11. MS 2019-0004 Soils
	12. MS 2019-0004 Farmland
	13. MS 2019-0004 Springs Map
	14. VMT




