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March 20, 2023

NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN THAT the Mendocino County Planning Commission, at their regular meeting to be held
on Thursday, April 6, 2023, at 9:00 a.m., will conduct a public hearing on the following project at the time listed or as
soon thereafter as the item may be heard. This meeting will be held in the Board of Supervisors Chambers, 501 Low
Gap Road, Ukiah, California, and virtual attendance will be available via Zoom Meetings are live streamed and
available for viewing on the Mendocino County YouTube page, at https://www.youtube.com/MendocinoCountyVideo.
In lieu of personal attendance the public may participate digitally in meetings by sending comments to
pbscommissions@mendocinocounty.org or orally via Telecomment. The telecomment form may be found at:
https://www.mendocinocounty.org/government/planning-building-services/meeting-agendas

CASE#: A_2022-0007

DATE FILED: 11/21/2022

OWNER: ISLAND MOUNTAIN LP

APPLICANT/AGENT: TOM WAGNER

REQUEST: Request to re-establish a Williamson Act contract on a 156+ acre parcel within an existing
Agricultural Preserve used as grazing land.

ENVIRONMENTAL DETERMINATION: Categorically Exempt

LOCATION: On a private road 17+ miles northwest of Covelo, 0.5+ miles southwest of Island Mountain Road
(private) and 1.5+ miles southeast of its intersection with the Trinity County line, located at 73500 Island
Mountain Road, Covelo; APN 011-670-20.

SUPERVISORIAL DISTRICT: 4t (Gjerde)

STAFF PLANNER: LIAM CROWLEY

The staff report and notice will be available for public review 10 days prior to the hearing on the Department of
Planning and Building Services website at: https://www.mendocinocounty.org/government/planning-building-
services/meeting-agendas/planning-commission.

Your comments regarding the above project(s) are invited. Written comments should be submitted to the Department
of Planning and Building Services Commission Staff, 860 North Bush Street, Ukiah, California. All persons are invited
to appear and present testimony. In order to minimize the risk of exposure during this time of emergency, the public
may participate digitally in meetings by sending comments to pbscommissions@mendocinocounty.org by April 5, 2023,
or orally via telecomment in lieu of personal attendance. All public comment will be made available to the Planning
Commission, staff, and the general public as they are received and processed by staff, and can be viewed as
attachments to this meeting agenda at https://www.mendocinocounty.org/government/planning-building-
services/meeting-agendas/planning-commission.

The Planning Commission's action regarding this item shall be a recommendation to the Board of Supervisors and the
Board'’s action shall be final. If you challenge the project in court, you may be limited to raising only those issues you or
someone else raised at the public hearing described in this notice, or in written correspondence delivered to the
Department of Planning and Building Services at, or prior to, the public hearing. All persons are invited to present
testimony in this matter.

AMERICANS WITH DISABILITIES ACT (ADA) COMPLIANCE. Mendocino County complies with ADA requirements
and upon request, will attempt to reasonably accommodate individuals with disabilities by making meeting material
available in appropriate alternate formats (pursuant to Government Code Section 54953.2). Anyone requiring
reasonable accommodation to participate in the meeting should contact the Department of Planning and Building
Services by calling 707-234-6650 at least five days prior to the meeting.

Additional information regarding the above noted item(s) may be obtained by calling the Department of Planning and
Building Services at 707-234-6650, Monday through Friday, 8:00 a.m. through 5:00 p.m. Should you desire notification



of the Planning Commission's decision you may do so by requesting notification in writing and providing a self-
addressed stamped envelope to the Department of Planning and Building Services.

JULIA KROG, Director of Planning and Building Services



PLANNING COMMISSION APRIL 6, 2023
STAFF REPORT- AGRICULTURAL PRESERVE A_2022-0007

SUMMARY

OWNER: ISLAND MOUNTAIN LP
1419 FRANSICAN WAY
SAN DIEGO, CA 92116

APPLICANT/AGENT: TOM WAGNER
1419 FRANSICAN WAY
SAN DIEGO, CA 92116

REQUEST: Request to re-establish a Williamson Act contract on a
156+ acre parcel within an existing Agricultural Preserve
used as grazing land.

LOCATION: On a private road 17+ miles northwest of Covelo, 0.5+
miles southwest of Island Mountain Road (private) and
1.5+ miles southeast of its intersection with the Trinity
County line, located at 73500 Island Mountain Road,
Covelo; APN 011-670-20.

TOTAL ACREAGE: 156+ Acres
GENERAL PLAN: Rangeland 160-Acre Minimum (RL:160)
ZONING: Rangeland (RL)
SUPERVISORIAL DISTRICT: 4th (Gjerde)
ENVIRONMENTAL DETERMINATION: Categorically Exempt
RECOMMENDATION: APPROVE WITH CONDITIONS
STAFF PLANNER: LIAM CROWLEY

BACKGROUND

PROJECT DESCRIPTION: The applicant requests to place approximately 156+ acres of land into a
Williamson Act contract. The land is comprised of one (1) parcel within the Rangeland (RL) zoning district
and is within an existing Agricultural Preserve. The land is used for cattle grazing.

APPLICANT’S STATEMENT:

“Subject property is open grazing land, gentle slopes used for grazing cattle by Island Mountain since
1979...surrounding property has timber growth and open range land used for cattle grazing.”

RELATED APPLICATIONS:

e |C_2022-0758: Code Enforcement inquiry, closed 10/21/2022

SITE CHARACTERISTICS: The site is accessed from Island Mountain Road (private) via an unnamed
private road. Other private roads are located on the property which serve surrounding parcels. From the
west, the parcel slopes gradually upward toward a small ridgeline which bisects the property in a northeast-
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southwest direction. The ridge slopes upward toward a peak northeast of the property boundary. This peak
has an elevation of approximately 3800 feet. The western half of the parcel is thickly wooded. Woody
vegetation becomes sparse toward the eastern half. The lowest point on the parcel is likely at the
southwestern property boundary, with an elevation of approximately 2600 feet. The land is currently used
for cattle grazing.

SURROUNDING LAND USE AND ZONING:

GENERAL PLAN ZONING LOT SIZES USES

NORTH Rangeland (RL:160) Rangeland (RL) 118+ Acres Agricultural
EAST RL:160 RL 158+ Acres Agricultural
SOUTH RL:160 RL 160t Acres Agricultural
WEST RL:160 RL 32+, 76+ Acres Agricultural

PUBLIC SERVICES:

Access: Island Mountain Road (private)

Fire District: None

Water District: None

Sewer District:  None

School District:

Laytonville Unified

AGENCY COMMENTS:

On December 13, 2022, project referrals were sent to the following agencies with jurisdiction over the
project. Any comment that would trigger a project modification, denial, conditions of approval, or required

permits are discussed in full in the following section. A summary of agency comments is listed below.

REFERRAL AGENCIES

Agricultural Commissioner

COMMENT

No Response

Assessor’s Office

No Response

Department of Transportation

No Comment

Environmental Health

No Response

Farm Advisor

No Comment

Forestry Advisor No Comment
Laytonville Municipal Advisory

Council No Response
Resource Lands Protection

Committee No Comment

CAL FIRE (Resource Management)

No Response

California Dept. of Fish & Wildlife

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

According to GIS software, the subject parcel appears to be within the Williamson Act Non-Renewal period.
However, staff contacted the Assessor’s office on December 6, 2022 and confirmed that the Non-Renewal
period had expired in 2020.

KEY ISSUES

General Plan Consistency: The land subject to the request is classified as Rangeland 160-Acre Minimum
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(RL:160) per the Mendocino County General Plan (see attached General Plan Classifications). The RL:160
classification is intended. ..

“...to be applied to lands which are suited for and are appropriately retained for the grazing
of livestock. The classification should include land eligible for incorporation into Type Il
agricultural preserves, other lands generally in range use, intermixed smaller parcels and
other contiguous lands, the inclusion of which is necessary for the protection and efficient
management of range lands. The policy of the County and the intent of this classification
shall be to protect these lands from the pressures of development and preserve them for
future use as designated.

General Uses: Residential uses, agricultural uses, forestry, coftage industries, residential
clustering, uses determined tfo be related to and compatible with ranching, conservation,
processing and development of natural resources, recreation, utility installations.”

The property is used for grazing and a Williamson Act contract would be established, thereby restricting
use of the property to agricultural and other compatible activities in accord with the RL:160 classification.
The proposal is consistent with other applicable goals and policies of the General Plan as follows:

Goal RM-10 (Agriculture): Protection of agriculture as a basic industry important to the
economy and quality of life and food security of the county by maintaining extensive
agricultural land areas and limiting incompatible uses.

Policy RM-100: Maintain extensive agricultural land areas and limit incompatible uses.

Policy RM-101: The County supports policies and programs to maintain and enhance the
viability of agricultural operations and retention of agricultural land.

Policy RM-110: Consistent with State funding, encourage the creation and renewal of
Williamson Act contracts on eligible lands.

Staff therefore finds that the proposal is consistent with the General Plan.

Zoning Consistency: The land subject to the request is within the Rangeland (RL) zoning district. The RL
district is intended. ..

“..to create and preserve areas for (A) the grazing of livestock, (B) the production and
harvest of natural resources, and (C) the protection of such natural resources as watershed
lands from fire, pollution, erosion, and other detrimental effects. Processing of products
produced on the premises would be permitted as would certain commercial activities
associated with crop and animal raising. Typically the RL District would be applied to lands
for incorporation into Type H Agricultural Preserves, other lands generally in range use,
and intermixed smaller parcels and other contiguous lands, the inclusion of which is
necessary for the protection and efficient management of rangelands.”

The proposal would restrict use of the property to agricultural and limited compatible uses. Staff therefore
finds that use of the property for grazing purposes within an agricultural preserve is consistent with the
intent of the RL district.

Resource Lands Protection Committee: The Mendocino County Resource Lands Protection Committee
met on January 11, 2023 to discuss the proposal. The committee expressed no concerns with the proposed
contract.

Policies and Procedures for Agricultural Preserves and Williamson Act Contracts: The Policies and
Procedures document became effective in 2016 and has since been updated in 2017 and 2018 via
Resolution Numbers 17-041 and 18-050. The project’s consistency with these policies and procedures is
summarized below:
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Per Section 5.3(B), the land proposed to be restricted by contract has been devoted to
agricultural purposes for some time prior to application as evidenced by the previous
Williamson Act contract which expired in 2020, the applicant’s statement, and the lease
agreement submitted as part of the application.

Per Section 5.3(C), the land proposed to be restricted by contract meets the 40-acre
minimum parcel size requirement for Non-Prime Agricultural Land.

Per Section 5.3(D), the land must generate an annual income not less than $2,000 plus
$2.50 per acre, or a total of approximately $2,391.38 for the proposed land to be restricted
by contract. The lease agreement provided to staff indicates that annual gross income for
the grazing operation is at least $3,000, and thus meets this requirement.

ENVIRONMENTAL DETERMINATION

The California Natural Resources Secretary 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. Staff finds that the project is categorically
exempt from the requirement for the preparation of environmental documents. Staff finds that the project is
categorically exempt from further review under the California Environmental Quality Act (CEQA) per 14
CCR §15317 Class 17, Open Space Contracts or Easements. The proposal consists of establishment of a
Williamson Act contract, which aligns with the language of the Class 17 exemption.

RECOMMENDATION

By resolution, that the Planning Commission recommends approval of A_2022-0007 to the Board of
Supervisors subject to the findings contained in the Resolution and attached Exhibit A.

3/14/23 £ Lo

DATE LIAM CROWLEY
PLANNER |
ATTACHMENTS:
A. Location G. Wildland-Urban Interface
B. Aerial Imagery H. Wetlands
C. Zoning |. Estimated Slope
D. General Plan J. Eastern Soil Classifications
E. Adjacent Parcels K. Williamson Act
F. Fire Hazard Zones & Responsibility L. Important Farmlands
Areas M. Municipal Advisory Council

RESOLUTION AND EXHIBIT A:
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CASE: A 2022-0007
OWNER: ISLAND MOUNTAIN, LP
APN: 011-670-20
APLCT: Tom Wagner
AGENT: Tom Wagner
ADDRESS: 73500 Island Mountain Rd., Covelo
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