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March 20, 2023

NOTICE OF PUBLIC HEARING AND AVAILABILITY OF A DRAFT
ADDENDUM TO A PREVIOUSLY ADOPTED NEGATIVE DECLARATION

NOTICE IS HEREBY GIVEN THAT the Mendocino County Planning Commission at its regular meeting on Thursday,
April 6, 2023 at 9:00 a.m. will conduct a public hearing on the following project and Draft Addendum to the previously
adopted Negative Declaration at the time listed or as soon thereafter as the item may be heard. This meeting will take
place 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 online 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#: UM_2019-0004

DATE FILED: 10/12/22

OWNER: WOODS COOPERATIVE ASSOCIATION, INC.

APPLICANT: JAMES KACHIK, PRESIDENT OF THE BOARD, WOODS COOPERATIVE

ASSOCIATION, INC.

REQUEST: Modification of Minor Use Permit (#U 3-72) to convert an existing 24-bed Assisted Living Facility
into affordable residential units for low- to moderate-income seniors, not to exceed 24 units, per Mendocino
County Code Section 20.204.035(B)

ENVIRONMENTAL DETERMINATION: Addendum to previously adopted Negative Declaration
LOCATION: 2.3+ miles southeast of Little River town center, 0.3+ miles south on State Route 1 (SR 1), on
the southeast side of Little River-Airport Road (CR 404), 1.8+ miles east of its intersection with State Route 1
(SR 1), located at 43300 Little River-Airport Rd., Little River. (APN: 121-330-13)

SUPERVISORIAL DISTRICT: 5 (Williams)

STAFF PLANNER: SUSAN SUMMERFORD

The staff report and notice will be available 10 days before 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 are invited. Written comments should be submitted by mail to the
Department of Planning and Building Services Commission Staff, at 860 North Bush Street, Ukiah, California.

The public may participate digitally in meetings in lieu of personal attendance by sending comments to
pbscommissions@mendocinocounty.org, or orally via telecomment by April 5, 2023 in lieu of personal attendance. All
public comment will be made immediately available to the Commissioners, 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 final unless appealed to the Board of Supervisors. The
last day to file an appeal is the 10th day after the Planning Commission's decision. To file an appeal of the Planning
Commission's decision, a written statement must be filed with the Clerk of the Board with a filing fee prior to the
expiration of the above noted appeal period. 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 or the Planning Commission at, or prior to, the public
hearing. All persons are invited to appear and present testimony in this matter.

Additional information regarding the above noted item may be obtained by calling the Department of Planning and
Building Services at 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.

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.

JULIA KROG, Director of Planning and Building Services
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STAFF REPORT - USE PERMIT MODIFICATION UM_2019-0004
SUMMARY
OWNER: WOODS COOPERATIVE ASSOCIATION, INC.

43300 LITTLE RIVER AIRPORT ROAD
LITTLE RIVER, CA 95456

APPLICANT: JAMES KACHIK, PRESIDENT OF THE BOARD,
WOODS COOPERATIVE ASSOCIATION, INC.

REQUEST: Modification of Minor Use Permit (U 3-72) to convert an
existing 24-bed Assisted Living Facility into affordable
residential units for low- to moderate-income seniors, not
to exceed 24 units, per Mendocino County Code Section
20.204.035(B).

LOCATION: 2.3+ miles southeast of Little River town center, 0.3+
miles south on State Route 1 (SR 1), on the southeast
side of Little River-Airport Road (CR 404), 1.8+ miles
east of its intersection with State Route 1 (SR 1), located
at 43300 Little River-Airport Rd., Little River (APN: 121-

330-13).

TOTAL ACREAGE: 43.56+ acres

GENERAL PLAN: Rural Residential- 5 Acre Minimum (RR5)

ZONING: Rural Residential- 5 Acre Minimum: Airport Height
Combining District (RR:5:AH)

SUPERVISORIAL DISTRICT: 5 (Williams)

ENVIRONMENTAL DETERMINATION: Addendum to previously adopted Negative Declaration

RECOMMENDATION: APPROVE ADDENDUM TO PREVIOUSLY ADOPTED

NEGATIVE DECLARATION AND APPROVE USE
PERMIT MODIFICATION WITH CONDITIONS

STAFF PLANNER: SUSAN SUMMERFORD
BACKGROUND

PROJECT DESCRIPTION: Request for a modification to Use Permit U 3-72 to allow for the conversion
of an existing 10,296 square foot building that once functioned as an Assisted Living Facility with 24 beds,
into a long-term rental apartment building exclusively for senior citizens. U 3-72, a Use Permit approved
by the Mendocino County Planning Commission on February 17, 1972, allowed for the development of an
adult-only ‘Mobile Home Park’ consisting of 138 sites on a 37 acre parcel, known as “The Woods”. As of
1992, 120 of the originally requested 138 sites were developed; and approximately 60 of those were
populated with manufactured homes. The development proposal also consisted of a clubhouse, recreation
center, a well, water storage tank, sewage treatment facility, leach field and interior roadways.

UM 3-72/92 is a Use Permit Modification that allowed for a reduction in previously permitted units from
130 sites to 118 sites in order to maintain the allowable density for the property to facilitate construction of
a 10,296 square foot, 24-bed Assisted Living Facility in two phases with appurtenant water and sewage
facility upgrades, known as “The Lodge at The Woods”. The Planning Commission approved this request
on December 3, 1992. The Assisted Living Facility remained in operation until it became economically
infeasible to operate in 2014. The Lodge facility has now been vacant and underutilized for several years.
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A request to change the use of the Lodge facility from group care to residential was proposed by the former
owners of the site, and was to be considered by the Mendocino County Planning Commission on June 18,
2020. However, the item was continued to a date uncertain at the request of the agent. In October of 2022,
a new application was received by the County of Mendocino Planning Department from the new
cooperative owners of the site, the Woods Cooperative Association, Inc., requesting re-consideration of
the previous request to allow conversion of the existing structure into residential rental units for seniors.
The 24-bed facility would be repurposed within the existing footprint, yielding a multi-unit apartment
building. The efficiency units would theoretically range in size from 500 square feet to 800 square feet,
with final design to be approved through the building permit stage. The proposal comprises primarily tenant
improvements and would only require minimal exterior and accessibility upgrades to accommodate the
build-out; including re-striping the parking lot and constructing ADA-compliant ramps for accessibility.

The Use Permit Modification is necessary as multi-family residential is not permitted within the current
zoning designation, Rural Residential (RR:5). As such, the Applicant wishes to avail themselves of
Mendocino County Code § 20.204.035(B), which allows for the conversion of a Legal Non-Conforming
Use to another Legal Non-Conforming Use at the same or more restricted level of intensity, provided that
the required findings can be made. Given the present zoning designation, the mobile home park itself is
considered a non-conforming use. While the subject structure was constructed legally and the continued
use of the structure for ‘Group Care’ is permissible, it is understood that the ‘Assisted Living Facility’ is not
financially sustainable. Presently, the legally constructed structure is vacant and no existing use allowable
per the RR:5 zoning district is considered desirable by the owner and operator. As a result, the Applicant
would like to make use of this existing structure for a non-conforming use, which can be facilitated by
modifying #U 3-72, per Mendocino County Code § 20.204.035(B) as well as 20.204.25(A), and
repurposing the structure under the conditions of a discretionary review.

RELATED APPLICATIONS:

On-Site

e Use Permit U 3-72: Approved development of a 130-unit Mobile Home Park for seniors.

e Use Permit Modification UM 3-72/92: Approved development reducing overall density of mobile-
home park from 130 to 118 units to accommodate Group Care for the development of an Assisted
Living Facility.

e Boundary Line Adjustment B 9-2013: Merged APN’s 121-330-09 and -10 into one legal parcel,
the subject parcel

o U 2019-0028: Minor Use Permit application to allow for conversion of existing Lodge structure to
residential units for senior housing. Determined to not be applicable, item referred to Planning
Commission for review and approval and required additional CEQA review, not exempt.

e UM 2019-0004: Use Permit Modification and Addendum to previously adopted Negative
Declaration application for the expansion of a non-conforming use per Section 20.204.035(B) of
MCC. Continued to a date uncertain by the applicant and agent. Re-applied for under different
owner group but same request for residential conversion.

SITE CHARACTERISTICS: The subject parcel is accessed by Little River-Airport Road (CR404) and is
located approximately 2+ miles from State Route 1 (SR 1). The site is relatively flat and is designated
Developed Land with High Density Intermix, abutting Uninhabited Vegetated and Unvegetated lands, per
Map Attachments “U” and “N”, respectively. The parcel is bounded by Van Damme State Park to the north
and east, and Little River Airport to the south.

The site has been established since 1972; and no expansion of the mobile home park development has
occurred since or is proposed as part of this request. Interior roadways are to remain, as are existing
wastewater and well water facilities. Existing residential sites and parking are to remain as well. MCC
§20.180.015(G) and (H) states that the Planning Commission may reduce the number of required parking
spaces for proposed developments if they are intended to house senior citizens, which is the case for this
project. The applicant may submit a request further in the design stage to memorialize this entitlement.
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All proposed construction and building improvements are to occur exclusively in the existing 10,296+
square foot “Lodge”, which is located along the southern border of the site, adjacent to Little River-Airport
Road.

The project site is located within a mapped “Sufficient Water Resources Area”. There are no changes
proposed to the pre-existing septic system and well. The subject site is served by an onsite well, water
storage tank, septic plant and several leach field areas that are bespoke to the community. No expansion
of these facilities is anticipated as a result of the building conversion. As proposed, the project is not subject
to County policies for groundwater resources as implemented by MCC Chapter 20.516 regulations, as the
parcel is subject to Division 1 of Title 20 but is within a Ground Water Resources area mapped as sufficient.

The site is located within an area likely to contain pygmy and Bishop Pine supporting soils, and there are
wetlands mapped adjacent to the subject property. Those areas, however, are to remain separate from
the project site, which is focused on interior conversion and renovation of “The Lodge”. Review of both the
‘Farmland Classification Map’, as well as the ‘Mendocino Cypress Map’ describe the project site as ‘Urban
and Developed Land’ and ‘Urban’, respectively.

UM 3-72/92 included an Initial Study and subsequent Negative Declaration for the construction of “The
Lodge”, which is the subject of the current building conversion. No further impacts are proposed as a result
of the current proposal, and conditions previously included as part of the environmental recommendations
are carried over to this project.

There are no faults, bluffs, landslides, erosion, or flood hazards associated with the project site. The parcel
is located in an area classified as a “Moderate Fire Hazard”, “High Fire Hazard” and “Very High Fire
Hazard”. The project site itself is located within a “High Fire Hazard” area.

The property is located within the Albion Little River Fire Protection District, but is within a State
Responsibility Area under jurisdiction of California Department of Forestry and Fire Protection (CAL FIRE).
A State Fire Safe Application (#503-19) was submitted and approved in conjunction with this Use Permit
modification request. CAL FIRE required only standard conditions including the maintenance of defensible
space, sign standards, and minimum addressing requirements.

BACKGROUND: According to the 2013-2017 American Community Survey (ACS), approximately 20
percent of the county’s population, or 17,221 persons, was over age 65 and is considered “senior” for the
purpose of this analysis. Of those people, 12,796 persons, or 74 percent, lived in the unincorporated
county. In addition, 3,025 seniors, or approximately 63 percent, live alone in the unincorporated county.
Approximately 7 percent of the senior population had some sort of disability. Approximately 84 percent of
senior householders in the unincorporated county own their own home, and 16 percent rent.

Senior households may have special housing needs due to fixed or limited incomes, increased health care
costs, or physical limitations. Many seniors have limited funds for housing, housing repairs or
modifications, or assistance for everyday living.

The 2019-2027 Update to the County’s Housing Element was approved in August 2020. This adopted
document discusses the rehabilitation of hotels and motels into single-room occupancy (SRO) units for
the use of single seniors as a model for increasing the stock of permanent housing for special needs
populations.!

SURROUNDING LAND USE AND ZONING: The site is located in a relatively unpopulated area of the
County and is bounded on two sides by Van Damme State Park. Van Damme State Park consists of about
1,832 acres of land. The greater part of the park lies on the inland side of State Route 1 and includes ten
miles of hiking trails along the Little River, and includes campsites. While adjacent to the State Park
boundary, the Woods remains disconnected from areas of the park primarily utilized by visitors. To the
immediate south is the Little River Airport, which encompasses approximately 130+ acres. Adjacent

" Pg. 135 — Mendocino County Housing Element 2019-2027 Update Administrative Draft;
https://www.mendocinocounty.org/home/showdocument?id=30453
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parcels are zoned Rural Residential and are primarily developed with single-family residences.
Approximately a dozen residences surround the project site. Given the target demographic and low
expectations for an increase in traffic, these residents will not likely experience negative impacts or
increased nuisances related to the conversion of this structure to serve another, similar, residential use

type.
TABLE 1: SURROUNDING LAND USES

GENERAL PLAN ZONING LOT SIZES USES
NORTH Public Lands (PL) Public Facilities (PF) 360+ acres Van Damme
State Park
EAST Public Lands (PL) Public Facilities (PF) 240+ acres Van Damme
State Park
SOUTH Public Services (PS) Public Facilities (PF) 125.6+ acres Little River
Airport
WEST Rural Residential (RR5) Rural Residential (RR:5) <2.5% acres Residential
PUBLIC SERVICES:
Access: Existing encroachment off of Little River-Airport Road (CR 404)
Fire District: CAL FIRE; Albion-Little River Fire Protection District

Water District: None, self-provided onsite
Sewer District:  None, self-provided onsite

AGENCY COMMENTS: On November 8, 2019 project referrals were sent to the following responsible or
trustee agencies with jurisdiction over the Project. A summary of the submitted agency comments are

listed below:
REFERRAL AGENCIES COMMENT
M

endocino Air Quality Management
District (AQMD) y Manag Comments
Airport Land Use Commission
repF:esentative Comments
Assessor’s Office No response
Building Division (Fort Bragg) No response
County Addressor Comments
Department of Transportation (DOT) Comments
Environmental Health (EH)(Fort Bragg) No response
Albion-Little River Fire District Comments
Planning Division-Fort Bragg Comments
CalFire (Land Use) Comments
California HCD (Mobile Home-Northern) No Comments
Tribal-Cloverdale, Redwood Valley,
Sherwood Valley Band of Pomo Y No response

KEY ISSUES

General Plan and Zoning Consistency: The subject parcel has a General Plan designation of Rural
Residential (RR), and is zoned Rural Residential, 5 acre minimum parcel size with Airport Height
Combining District (RR:5:AH). The former zoning designation of Suburban Agricultural (SA) was
redesignated as Rural Residential (RR) when the Zoning Code update was approved in 1987. As such,
the former allowed use of a Mobile Home Park became a non-conforming use under the new zoning district
designation. A use permit modification (#UM 3-72/92) was necessary in 1992 to reduce the overall density
of the mobile home park from 130 to 118 units to allow for the two-phase construction of a Group Care
facility consisting of 24 beds. Currently, the proposed reuse of the existing 10,296 square foot shuttered
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Assisted Living Facility for a multi-family apartment building is not allowable in the Rural Residential (RR)
zoning district, per MCC §20.048.010-20.048.020, therefore, a modification of the original use permit, #U

3-72 is being sought. MCC §20.204.035 governs abandonment or conversion of non-conforming uses.
Subsection “B” states:

“A nonconforming use or structure may be changed to another nonconforming use at the
same or more restricted level of intensity as determined by the Planning and Building
Services Director provided the following findings are made:

(1) That it is not reasonably, economically or physically feasible to make the use
of the property compatible with the applicable general plan land use
designation;

(2) That the use is, and will be compatible with adjacent land uses and that any
increased adverse impacts on access or public facilities and services will be
mitigated;

(3) That the site is physically separate from surrounding properties such that
continued nonconforming use is appropriate in that location.”

Staff worked on the previous use permit request with the applicant’s agent, Amy Wynn of Wynn Coastal
Planning and Biology, as well as the representative of the former and current property owner's groups in
order to analyze the required findings for conversion of a nonconforming use. The previous owner and
operator of the site also controlled a number of other assisted living facilities in Northern California and is
therefore in a position to provide information regarding economies of scale and profitability comparisons
for the proposed and former use of the building. Attached is a detailed analysis of zoning uses principally
permitted and conditionally permitted that are not reasonably feasible, provided by the agent; as well as a
letter from the former property owner and facility operator describing the economic and logistical
unsustainability of the former group care facility and feasibility of that proposal at the subject site.

The current applicants for the current Use Permit modification proposal are also the current owners of the
subject property, a cooperative group of owner/occupants who purchased the site from the former owner,
Northern California Home & Services. As the new owners are residents of the existing development, and
are operating in a cooperative manner on behalf of the common good of the group, the options for
development for the existing Lodge facility are limited. Without the support and services provided through
the ‘care home’ aspect of Northern California Home & Services, the owner/residents are not in a position
to provide for that service-based type of use. An independent residential use with equal to or less density
than the current 24-bed care facility, along with the availability restricted to senior citizens (per the existing
Use Permit) will seek to address both housing constraints for a identified vulnerable community, as well
as a reasonable modification request to an existing and long standing Use Permit for an established
residential development.

The existing community known as “The Woods” is well suited for continued use as a senior living residential
development with the conversion of the existing nonconforming assisted living facility to a multi-family
apartment building. The density will be less than previous, from 24 beds to single occupancy efficiency
units; the adjacent use of the site as an established senior community is ideally compatible with the
proposed new use of the building, and is in concert with the original goal of the community to provide
affordable housing alternatives for seniors.

Several key Policies and Goals identified in the Mendocino County General Plan also support the proposed
conversion of an existing building to a new residential apartment building for seniors. Goal 3 states,
“Increase the supply of housing especially for low and moderate income households”; while the associated
Policy 3.1 calls for the County to “Encourage the development of an adequate supply of housing and range
of housing densities to meet the diverse needs of County residents.” As well, Goal 4 directs the County to
“Focus on housing issues of the vulnerable and those with special needs.” The County’s aging population
will require affordable housing in areas that have access to appropriate services. The previous Group Care
endeavor was unsuccessful in that it was unable to provide adequate access to such services at that
location, however, as mentioned in the Background section, sixty three percent of the County’s seniors
are identified as a part, and promoting a range of housing types to address the specific needs of
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traditionally marginalized communities. Staff finds the applicable findings enumerated in the forgoing
discussion of the project’s zoning and General Plan consistency can be made.

Use Permit Modification Findings: Per MCC §20.196.045, if “A change in the use of the property is
proposed which was not identified on the approved use permit’, a Use Permit modification is required.
As the proposal constitutes a conversion of a nonconforming use, a discussion of each required use permit
finding and how the project meets those requirements is below.

A. That the establishment, maintenance or operation of a use or building applied for is in conformity
fo the General Plan;

While the proposed multi-family residential use in not listed as permissible in the Rural Residential
(RR) zoning designation; residential uses, especially increasing the housing supply for low- and
moderate-income households is envisioned for Rural Residential areas in the General Plan. Policy 3.1
states, “Encourage the development of an adequate supply of housing and range of housing densities
and types to meet the diverse needs of County residents.” The current proposal can be seen to be
satisfying a number of important housing and development goals established in the County’s General
Plan.

B. That adequate utilities, access roads, drainage and other necessary facilities have been or are
being provided;

The proposed residential conversion is for an existing building in an established community that was
built in 1973. The parcel is developed with interior roadways, access, drainage and sanitary facilities
onsite. The well and wastewater managers have submitted statements that the proposed 17 unit
apartment building will not have adverse impact on existing facilities and that no mitigation or
expansion of utilities is necessary.

C. That such use will not, under the circumstances of that particular case, constitute a nuisance or be
detrimental to the health, safety, peace, morals, comfort or general welfare of persons residing or
working in or passing through the neighborhood of such proposed use, or be detrimental or injurious
to property and improvements in the neighborhood or to the general welfare of the county; provided,
that if any proposed building or use is necessary for the public health, safety or general welfare,
the finding shall be to that effect;

The use being proposed can be seen as a logical extension of the residential uses already approved
and established onsite. The new use of the existing building that formerly housed an assisted living
facility being repurposed as an affordable housing option for County seniors honors the original intent
of “The Woods” as a senior community. No part of the conversion of this existing nonconforming use
can be reasonably stated to be detrimental to individuals or the general welfare of this neighborhood
or the County.

D. That such use preserves the integrity of the zoning district.

The proposed use of multi-family residential would not be an allowable use within the existing zoning
designation of Rural Residential (RR:5:AH), therefore the Applicant wishes to avail themselves of the
ability, as allowed by MCC §20.204.035(B), to change the nonconforming use to another
nonconforming use at a more restricted level of intensity. The findings required to be made in order to
comply with the Code section have been satisfied and staff supports the justification; therefore, the
integrity of the zoning district remains intact.

Environmental Protection: Pursuant to the provisions of the California Environmental Quality Act (Public
Resources Code section 21000 et seq.; “CEQA") and the CEQA Guidelines (Title 14 California Code of
Resources section 15000 et seq.), a Negative Declaration (ND) was prepared for Use Permit U 3-72 and
Use Permit Modification UM 3-72/92. Section 15164 of the CEQA Guidelines provides that an Addendum
to a previously adopted ND may be prepared if only minor technical changes or additions to the project
are necessary or none of the conditions described in CEQA Guidelines Section 15162 calling for the
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preparation of a subsequent ND have occurred. Staff previous prepared an Addendum to the previously
adopted ND related to the previous proposed project and updated for the current project, which determines
that none of the conditions described in CEQA Guidelines section 15162 will occur. The Addendum is
attached to the Planning Commission Resolution as Exhibit ‘A,

Special Plans/Area Plans/Airport Zone: The subject site is located within Airport Planning Area D of the
Little River Airport, and as such is designated with an Airport Height (AH) combining district. The County
staff representative for the Airport Land Use Commission determined that the proposed use of the site for
multi-family residential is an allowable use in Zone D, with no restrictions for density or people per acre.
Therefore, the proposal is deemed compatible and no further analysis is necessary.

RECOMMENDATION

By resolution, adopt the addendum to the previously adopted Negative Declaration and grant the Use
Permit Modification request UM_2019-0004, as proposed by the Applicant, based on the facts and
evidence contained in the record and subject to the Conditions of Approval contained in Exhibit A.

March 15, 2023 Susan H. Summerford

DATE SUSAN H. SUMMERFORD
PLANNER |

ATTACHMENTS:

Location Map

Topographic Map

Aerial Map (Vicinity)

Aerial Map

(E) Site Plan

General Plan

Zoning Map

Adjacent Owners Map

Airport Zone Map

Letter from Donna Feiner, Water Treatment Operator
Letter from Carl Rittiman, Waste Water Disposal Operator

RESOLUTION, ADDENDUM TO PREVIOUSLY ADOPTED NEGATIVE DECLARATION (EXHIBIT A)
AND CONDITIONS OF APPROVAL FOR UM 2019-0004 (EXHIBIT B)
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CASE: U 2019-0028
OWNER: Northern California Presbyterian Homes & Svcs.
APN: 121-330-13
APLCT: Sequoia Living
AGENT: Amy Wynn
ADDRESS: 43300 Little River Airport Road, Little River
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