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OWNER/APPLICANT: JAMES ROBERTS 
 P.O. BOX 86 
 PHILO, CA  95466 
 
REQUEST: Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General 
 Commercial).  
 
LOCATION: Approximately .5 miles southeast of Philo, lying on the south side of 

Highway 128, approximately 500 feet south of its intersection with Indian 
Creek Road (CR# 129), located at 9000 Highway 128; AP# 046-080-14.  
 

TOTAL ACREAGE: 2+/- Acres  
 
GENERAL PLAN: Rural Community (RC)  
 
ZONING: Limited Industrial (I-1)   
 
EXISTING USES: Commercial/Residential   
 
ADJACENT ZONING:  North: Rural Residential- 5 acre minimum (RR 5)  
 East: Agriculture- 40 acre minimum (Ag 40)  
 South: Agriculture- 40 acre minimum (Ag 40)   
 West: Rural Residential- 5 acre minimum (RR 5)  
 
SURROUNDING LAND USES:  North: Agriculture  
 East: Agriculture  
 South: Residential/Agriculture  
 West: Residential  
 
SURROUNDING LOT SIZES:  North: 1+/- Acres  
 East: 14+/- Acres  
 South: 9.28+/- Acres  
 West: 2+/- Acres  
 
SUPERVISORIAL DISTRICT: 5  
 
GOV. CODE 65950 DATE:  None 
 
OTHER RELATED APPLICATIONS ON SITE:   
 

�  On October 26, 1981, the Board of Supervisors upheld the applicant’s appeal of the Planning 
Commissions denial of Use Permit #U 69-81 allowing for an addition to an existing commercial building 
on the subject property for conversion to a light industrial use. The Planning Commission had considered 
that the proposed Use Permit would be incompatible with the General Plan designation of Ag. at the 
time. 

 
�  In late 1981, the Mendocino County Board of Supervisors changed the General Plan and Zoning 

designations of many inland parcels. The General Plan designation and zoning designation of the 
subject property changed from Agriculture (GP) and A-C (Zoning) to Rural Community (GP) and Limited 
Industrial (Zoning).  Many of the surrounding parcels remained as Agriculture (GP) and a few became 
RR 5 (GP) or RMR-20 (GP). 
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�  In March 1989, a violation file was opened (Z 88-16) on the subject property as a result of the storage of 
a significant amount of debris and miscellaneous equipment. Per a letter dated March 16, 1989, from the 
Department of Planning an Building Services to the then property owner, the issue appeared to have 
been in the process of being resolved. A site view by staff demonstrated that the property was clear of 
the previously noted debris. 

 
�  On August 13, 2009, the Zoning Administrator approved Use Permit # 6-2009 to allow retail sale 

businesses in the limited industrial (I-1) zoned subject property. The entitlement included tasting rooms 
as ancillary uses. Since the approval of this Use Permit, there have been a minimum of five (5) business 
licenses issued for wine related businesses and two (2) other retail operations. 

 
RELATED APPLICATIONS ON SURROUNDING SITES : 
 

�  Use Permit # 87-75 approved for a wood waste disposal site approximately 2000 feet to the northeast 
and across State Hwy 128 from the subject property. (No longer existing) 

 
�  Use Permit # 13-73 approved for a private school approximately 1300 feet to the west of the subject 

property. (No longer operating). 
 

�  Use Permit # 19-95 approved for an inn with a maximum of 15 guest rooms. (Operating) 
  

PROJECT DESCRIPTION:   The applicant is requesting to change the zoning on Assessor’s Parcel Number 046-
080-14 (approx. 2+-acres) from Limited Industrial (I-1) to General Commercial (C-2).    
 
The site lies on the west side of State Highway 128 approximately ½ mile southeast of Philo and approximately 
500 feet south of Indian Creek Road (CR# 129). Exiting development on the property includes recently 
constructed commercial buildings (8,298 square feet of office and retail space), a 2,600 square foot single family 
residence, a barn, one well, two septic systems and a paved parking area consisting of 24 standard spaces and 2 
spaces for disabled employees or customers. The majority of current uses are wine sales, wine tasting, office 
uses and storage. The applicant has recently submitted a building permit application to construct a 648 square 
foot greenhouse with 300 square feet for additional storage and for the remodel of an existing commercial building 
to include a 455 square foot wine tasting room, a 435 square foot commercial kitchen and one additional space 
for retail.  
 
The applicant is also interested in developing transient habitation units on the subject property which would be a 
permitted use within the C-2 (General Commercial) zoning district. 

 
The applicant states the following: “Property is better suited for commercial use. Few requests have been made 
for industrial use. Property is in the center of tourist area in Anderson Valley, this rezone should provide better 
services and jobs for the community. Transient housing is also a future possibility for here.”  
    
STAFF ANALYSIS:   The County differentiates between I-1 and C-2 as illustrated by the “intent” section of each 
district as follows: 
 
Mendocino County Code Section 20-096.005 describes the I-1 District as: 
 
“This district is intended to create and preserve areas where manufacturing and industrial uses which evidence no 
or very low nuisance characteristics may locate. Non-industrial uses, which support or are adjuncts to industrial 
uses and are compatible with such uses, are permitted within the zone particularly administrative, sales and 
service uses. (Ord. No. 3639 (part), adopted 1987” 
 
Mendocino County Code Section 20.092.005 describes the C-2 District as 
 
“ This district is intended to create and enhance commercial areas where complete retail sales and services are 
available and desirable for public service and convenience. Typically this district would be applied where central 
area commercial facilities were desired or at major roadway intersections. (Ord. No. 3639 (part), adopted 1987)” 
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The following is a summary of the use types allowed or conditionally permitted in the current I-1 (Limited 
Industrial) zoning district. 
 
(A) Permitted Uses  
 
Residential Use Type : 
Industrial caretaker housing. 
 
Civic Use Types : 
Ambulance services; 
Cemetery; 
Commercial recreation-indoor entertainment; 
Commercial recreation-indoor sports and recreation; 
Community recreation; 
Essential services; 
Fire and police protection services; 
Lodge, fraternal and civic assembly; 
Minor impact utilities; 
Religious assembly. 
 
Commercial Use Types : 
Administrative and business offices; 
Animal sales and services-auctioning; 
Animal sales and services-household pets; 
Animal sales and services-kennels; 
Animal sales and services-veterinary (large animals) 
Animal sales and services-veterinary (small animals); 
Automotive and equipment-all types;  
Building maintenance services; 
Business equipment sales and services; 
Communications services; 
Construction sales and services; 
Laundry services; 
Mail order businesses; 
Recycling centers; 
Research services; 
Repair services, consumer; 
Swap meets; 
Wholesaling, storage, and distribution- mini warehouses; 
Wholesaling, storage and distribution-light 
 
Industrial Use Types : 
Custom manufacturing; 
General industrial. 
 
Agricultural Use Types : 
Animal raising-general agriculture; 
Animal waste processing; 
Horticulture; 
Packing and processing-all types; 
Forest production and processing-all types; 
Row and field crops; 
Tree crops. 
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(B) Minor Use Permit 
 
Residential Use Type: 
Industrial employee housing. 
 
Commercial Use Type : 
Retail Sales, general. 
 
(C) Major Use Permit 
 
Civic Use Types: 
Major impact facilities 
Major impact services and utilities. 
 
Commercial Use Types : 
Animal sales and services-stockyard; 
Commercial recreation-outdoor entertainment; 
Commercial recreation-outdoor sports and recreation; 
Scrap operations; 
Wholesaling, storage and distribution-heavy. 
 
Extraction Use Type : 
Mining and processing. 
 
  
The following is a summary of the use types allowed should a zone change be approved from I-1 to C-2. 
 
(A)  Permitted Uses  
 
Residential Use Type:   
Family residential – single family. 
 
Civic Use Types:    
Administrative services, government; 
Ambulance services; 
Clinic services; 
Community recreation; 
Cultural exhibits and library services; 
Essential services; 
Fire and police protection services; 
Lodge, fraternal and civic assembly; 
Minor impact utilities; 
Religious assembly 
 
Commercial Use Types:   
Administrative and business offices; 
Animal sales and services – household pets; 
Animal sales and services – veterinary (small animals); 
Automotive and equipment – cleaning; 
Automotive and equipment – fleet storage; 
Automotive and equipment – parking; 
Automotive and equipment – repairs, light; 
Automotive and equipment – sales/rentals; 
Business equipment sales; 
Commercial recreation – all types; 
Communication services; 
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Eating and drinking establishments; 
Financial services; 
Food and beverage preparation – without consumption; 
Food and beverage retail sales; 
Funeral and interment services; 
Laundry services; 
Mail order businesses; 
Medical services; 
Personal services; 
Repair services, consumer; 
Research services; 
Retail sales – general; 
Transient habitation – lodging; 
Transient habitation – resort and recreational facilities; 
Wholesaling, storage and distribution – mini-warehouse 
 
Agricultural Use Types:   
Forest production and processing – limited; 
Horticulture; 
Packing and processing – limited; 
Row and field crops; 
Tree crops. 
 
(B) Minor Use Permit  
 
Residential Use Types:    
Family residential – two family; 
Family residential – multifamily; 
Family residential – dwelling groups. 
Civic Use Types   
Day care facilities/small schools; 
Group care. 
 
Commercial Use Types:    
Animal sales and services – kennels; 
Agricultural sales and services; 
Automotive and equipment – gasoline sales; 
Automotive and equipment – repairs, heavy; 
Automotive and equipment – storage, recreational vehicles and boats; 
Construction sales and services; 
Recycling centers; 
Redemption centers; 
Swap meet. 
 
Industrial Use Type :  
Custom manufacturing 
 
C) Major Use Permit  
 
Residential Use Type:    
Mobile home residential. 
 
Civic Use Types:    
Educational facilities; 
Major impact facilities; 
Major impact services and utilities. 
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Commercial Use Types:    
Animal sales and services – veterinary (large animals); 
Automotive and equipment – storage, non-operating vehicles; 
Transient habitation – campground; 
Wholesaling, storage and distribution – light. 
 
Extractive Use Type:  
Mining and processing 
 
The subject property was rezoned from A-1 (Unclassified District) to I-1 in 1981 when there was a major rezoning 
of lands in the unincorporated area of Mendocino County. This action to rezone to I-1 was the result of a Use 
Permit request for a Cottage Industry to allow the owner of the subject property to design and fabricate prototypes 
which use alternative forms of energy. This Use Permit request was denied by the Planning Commission, finding 
that the proposed use was too intense for a cottage industry in the A-1 zone. Upon appeal, the Board of 
Supervisors approved the project with the direction to staff that the property be rezoned to I-1 so that the use 
permit would not fall under the cottage industry definition. The proposed use would be permitted under the I-1 
uses.  The property has remained under the I-1 zoning district for 30 years and until 2009 the buildings on the 
property were being used for offices for a business dedicated to architectural and design work. 
 
In 2009, the current owner, James Roberts, applied for and was granted  a conditional minor use permit to allow 
for limited retail uses to permit wine sales, wine tasting and ancillary uses on the property. According to the 
owner, there are currently four (4) separate tasting rooms on the property, office space and storage area.  The 
owner believes that there is little or no interest in providing space for industrial uses on the subject property and 
he believes the property is best suited for commercial uses which would cater to the tourism industry of the 
Anderson Valley by providing compatible businesses such as transient housing, a deli and wine related 
commercial uses. Staff conducted a site view and determined that in additional to the wine tasting and sales there 
is a combined cheese shop/garden supply outlet. 
 
The current General Plan Land Use designation for this area is Rural Community (R-C) which includes Limited 
Industrial (I-1) and General Commercial (C-2) as compatible zoning designations. The Rural Community Land 
Use classification is defined as follows: 
 

The Rural Community classification is intended to be applied to small, unincorporated towns and 
community Centers (including areas in the Community Planning Areas) and to areas near City 
boundaries, which provide a variety of  community and tourist-oriented goods and services but may 
not have well defined or identifiable  commercial or residential districts. This classification may also 
be appropriate around a central commercial or industrial nucleus. 
 
The Rural Community designation anticipates multiple land uses on any given lot, consistent with 
and supportive of a higher intensity of development in the community area core that will further 
define each of these town centers.  Preference shall be given to those projects providing affordable 
housing, consistent with policies of the County’s Housing Element, and infill development. 

 
The proposed rezoning to General Commercial (C-2) is consistent with the General Plan designation of Rural 
Community (R-C). 
 
The proposed rezoning is also consistent with the following Anderson Valley Goals and Policies: 
 

Goal CP-AV-2:     Expand economic and housing opportunities in Anderson Valley consistent with the 
desired rural agrarian character of the valley. 

 
Goal CP-AV-3:     Focus development and community services in and around the four existing 

communities-Yorkville, Boonville, Philo, and Navarro-in a manner compatible with 
physical features and Natural resources. 
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Goal CP-AV-4:     Enhance the aesthetic appeal and economic viability of towns along the State Route 
128 corridor. 

 
Goal CP-AV-8:     Expand and diversify existing economic ventures. 

 
Policy CP-AV-1:  The County shall concentrate new development in the four towns in Anderson Valley 

(Yorkville, Boonville, Philo, and Navarro) and their immediate vicinities, and discourage 
new retail Development outside of the four towns. 

 
Policy CP-AV-7:   Continue to promote diverse agribusiness as well as wine production and sales. 
 
Policy CP-AV-10:  Establish and expand commercial uses suitable to meet the needs of residents and 

visitors. 
 
Currently there are approximately 45 acres that are zoned Limited Industrial (I-1) in the Philo area of which over 
50% of the area is underutilized, there are approximately 31acres in the Philo area that are either zoned Limited 
Commercial (C-1) or General Commercial (C-2) of which at least 75 % of the area is in commercial use and there 
are approximately 34 +/- acres that are zoned Rural Commercial (R-C). Areas that are zoned R-C require a minor 
use permit or major use permit for all proposed commercial uses. Most areas that are zoned R-C in the area are 
developed with single family residences. 
 
Given that approximately 75 % of the C-1 and C-2 zoned properties in the Philo area are in commercial uses and 
given that over 50 % of the industrial zoned lands in the Philo area are underutilized, the addition of the subject 
property of 2+/- acres to C-2 is warranted and therefore staff supports this request to rezone the property from I-1 
to C-2. 
 
ENVIRONMENTAL REVIEW:   Staff notes that the environmental review must address potential impacts from the 
range of C-2 uses that could be established on and conducted from the site. 
 
Plant and Animal Life (Items 4 and 5) The California Natural Diversity Data Base Maps indicate that there are 
coast fawn lilies and Sonoma tree voles in the vicinity.  Impacts to the site have previously occurred through the 
development of the subject site, neighboring roadway and surrounding properties and staff believes that the 
proposed rezoning will not have a significant effect on the environment and a NEGATIVE DECLARATION should 
be adopted.  However, since there is a possibility of further commercial development on the property, the 
rezoning may result in impacts to sensitive plants and wildlife habitat in the future.  Therefore, the project is 
subject to the Fish and Game Code Section 711.4, unless a waiver is granted by that agency. 
 
Land Use (Item 8A):  New uses that would be permitted by the change of zone are not believed to result in 
significant impact due to the property’s location close proximity to the Philo town center, and sited close to a major 
highway corridor.  Further, given the limited size of the property, no major commercial traffic generating use would 
likely be created on the site.  Impacts that may result from site development, such as parking, signage, and 
access development will be addressed by existing regulations such as the building and encroachment permit 
processes. 
 
The loss of the industrial land likely reflects the change in the regional economy, and removing the industrial land 
use designation from the site may be in the best interest of the community over time. 
 
The Division of Building Services will require that all changes in occupancy must be reviewed before operation, 
during the business license application phase.   
  
Transportation/Circulation (Item 12): The Department of Transportation has reviewed the proposed zone change 
and has “no comment” with regards to traffic and circulation.   The site is located on State Highway 128 and the 
project was referred to the State of California Department of Transportation for comment but as of October 19, 
2011, staff has not received any comments.  However Cal Trans did comment upon the Use Permit # U 6-2009 
referral that the road approach currently met State standards and no conditions for improving the access were 
requested as part of that project approval. 
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Public Services (Item 13): Comments were not received from the California Department of Forestry and Fire 
Protection (Cal Fire) with respect to the proposed rezoning. The Anderson Valley Fire District has noted that the 
applicant was in the process of meeting all required conditions necessary for local fire protection of the current 
structures on the property. (Staff will update the Planning Commission at the Public Hearing for the rezoning. 
 
Utilities (Item 15): The Division of Environmental Health has recommend approval of the rezoning but notes that 
any changes to existing use must be compatible with permitted septic capacity. 
 
On the basis of the environmental evaluation, staff has determined that the proposed project will not have a 
significant effect on the environment. 
 
GENERAL PLAN CONSIDERATIONS:   The Anderson Valley Goals and Policies address the expansion of 
regional tourism, as well as community and neighborhood commercial uses.  The following General Plan Goals 
and Policies dealing with commerce in the Anderson Valley Community (pages 6-6 and 6-7) relate to this project.  
 
Goals   
 
CP-AV-2: Expand economic and housing opportunities in Anderson Valley consistent with the desired rural 
agrarian character of the valley. 
 
CP-AV-3: Focus development and community services in and around the four existing communities—Yorkville, 
Boonville, Philo, and Navarro----in a manner compatible with physical features and natural resources. 
 
CP-AV-4:  Enhance the aesthetic appeal and economic viability of towns along the State Route 128 corridor. 
 
CP-AV-8:  Expand and diversify existing economic ventures. 
 
Policies  
 
CP-AV-1:  The County shall concentrate new development in the four towns in Anderson Valley (Yorkville, 
Boonville, Philo, and Navarro) and their immediate vicinities, and discourage new retail development outside of 
the four towns. 
 
CP-AV-10: Establish and expand commercial uses suitable to meet the needs of residents and visitors. 
 
ENVIRONMENTAL RECOMMENDATION:   Based on the above, no significant adverse impacts are anticipated 
and a Negative Declaration is recommended. 
 
GENERAL PLAN CONSISTENCY RECOMMENDATION:   The proposed project is consistent with applicable 
goals and policies of the General Plan. 
 
PROJECT RECOMMENDATIONS:   Staff believes that the re-classification to the C-2 zoning district is consistent 
with the intent of the Rural Community land use designation.  Staff recommends approval of Rezone #R 6-2011. 
 
RECOMMENDED MOTION FOR THE PLANNING COMMISSION:   The Planning Commission recommends that 
the Board of Supervisors adopt a Negative Declaration and approve Rezone #R 6-2011 making the following 
findings and subject to the following conditions of approval: 
 
Environmental Findings: No significant adverse environmental impacts will result from the proposed rezoning; 
therefore, a Negative Declaration may be adopted. 
 
General Plan Consistency Finding:   The proposed rezoning is consistent with the applicable goals and policies 
of the General Plan. 
 
Fish and Game Finding:  The Planning Commission has evaluated the Initial Study and other information 
pertinent to the potential environmental impacts of this project and finds that, based upon the existing use of the 
project site and the possibility of future commercial development on the property; this entitlement does not 



STAFF REPORT FOR REZONE #R 6-2011 
PAGE PC-9 

 
 
become effective or operative and no work shall be commenced under this entitlement until the California 
Department of Fish and Game filing fees required or authorized by Section 711.4 of the Fish and Game Code are 
submitted to the Mendocino County Department of Planning and Building Services.  Said fee of $2094.00 (or the 
current fee in effect at the time of approval) shall be made payable to the Mendocino County Clerk and submitted 
to the Department of Planning and Building Services within 10-days after approval by the Board of Supervisors.  
Any waiver of the fee shall be on a form issued by the Department of Fish and Game upon their finding that the 
project has “no effect” on the environment.  If the project is appealed, the payment will be held by the Department 
of Planning and Building Services until the appeal is decided.  Depending on the outcome of the appeal, the 
payment will either be filed with the County Clerk (if the project is approved) or returned to the payer (if the project 
is denied).  Failure to pay this fee by the specified deadline shall result in the approved entitlement becoming null 
and void.  The applicant has the sole responsibility to insure  timely compliance with this condition.  
 
RECOMMENDED MOTION FOR THE BOARD OF SUPERVISORS:   The Board of Supervisors make the 
environmental and General Plan findings contained within the above Planning Commission motion and adopts a 
Negative Declaration and adopts Ordinance No. ________ approving the rezoning Assessor’s Parcel Number 
046-080-14 from I-1 to G-2. 
 
 
 
___________________________________               ________________________________________ 
                         DATE FRED TARR 
 PLANNER II 
FT/at 
October 24, 2011 
 
Negative Declaration 
 
 
 

Referral Agencies Referral Not Returned Referral Re ceived “No 
Comment” 

Comments Received 

Dept. of Transportation  X  
Environmental Health  X  
Building Division   X 
Assessor X   
Anderson Valley Fire Dept.   X 
Farm Advisor X   
Ag Commissioner X   
Caltrans X   
CalFire X   
Anderson Valley CSD X   
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COUNTY OF MENDOCINO 
ENVIRONMENTAL REVIEW GUIDELINES 

DRAFT NEGATIVE DECLARATION  
 
 
 
 
 
I. DESCRIPTION OF PROJECT. 
 
 

DATE:   OCTOBER 18, 2011 
 
CASE#:   R 6-2011 
DATE FILED:   8/8/2011  
OWNER/ APPLICANT:   JAMES ROBERTS  
REQUEST:  Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial).  
LOCATION:   Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 
128, approximately 500 feet south of its intersection with Indian Creek Road (CR# 129), located 
at 9000 Highway 128; AP# 046-080-14.  
PROJECT COORDINATOR:   FRED TARR 

 
 
II. DETERMINATION. 
 

In accordance with Mendocino County’s procedures for compliance with the California 
Environmental Quality Act (CEQA), the County has conducted an Initial Study to determine 
whether the proposed project may have a significant adverse effect on the environment.  On the 
basis of that study, it has been determined that: 
 

The proposed project will not have a significant effect on the environment, and it is 
recommended that a NEGATIVE DECLARATION be adopted. 
 

The attached Initial Study and staff report incorporates all relevant information regarding the 
potential environmental effects of the project and confirms the determination that an EIR is not 
required for the project. 

 
 
 



MENDOCINO COUNTY 
ENVIRONMENTAL REVIEW GUIDELINES 

INITIAL STUDY 
 

Section I Description Of Project. 

  
DATE:   October 18, 2011 
 
CASE#:   R 6-2011 
DATE FILED:   8/8/2011  
OWNER/ APPLICANT:   JAMES ROBERTS  
REQUEST:  Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial).  
LOCATION:   Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 128, 
approximately 500 feet south of its intersection with Indian Creek Road (CR# 129), located at 9000 
Highway 128; AP# 046-080-14.  
PROJECT COORDINATOR:   FRED TARR  

Section II Environmental Checklist. 

  

“Significant effect on the environment” means a substantial, or potentially substantial, adverse change in 
any of the physical conditions within the area affected by the project, including land, air, water, minerals, 
flora, fauna, ambient noise, and aesthetic significance.  An economic or social change by itself shall not be 
considered a significant effect on the environment.  A social or economic change related to a physical 
change, may be considered in determining whether the physical change is significant (CEQA Guidelines, 
Section 15382). 
 
Accompanying this form is a list of discussion statements for all questions, or categories of questions, on 
the Environmental Checklist (See Section III).  This includes explanations of “no” responses. 

     
 

Yes 
Will the project result in the following environmen tal 

effects:  
No Not 

Significant 

Significant 
Unless It is 
Mitigated 

Significant -No 
Apparent 
Mitigation 

Cumulative 

1. EARTH: 

A. Unstable earth conditions or changes in 
geologic substructures? 

�  �  �  �  �  

B. Disruptions, displacements, compaction, or 
overcovering of the soil? 

�  �  �  �  �  

C. Change in topography or ground surface relief 
features? 

�  �  �  �  �  

D. Destruction, covering, or modification of any 
unique geologic or physical features? 

�  �  �  �  �  

E. Any increase in wind or water erosion of soils, 
either on or off the site? 

�  �  �  �  �  
 

F. Changes in deposition or erosion of beach 
sands, or changes in siltation, deposition, or 
erosion that may modify a river channel, 
stream, inlet, or bay? 

 

�  �  �  �  �  

 

G. Exposure of people or property to geologic 
hazards such as earthquakes, ground failure, 
or other hazards? 

 

�  �  �  �  �  
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Yes 

Will the project result in the following 
environmental effects:  No Not 

Significant 

Significant 
Unless It is 
Mitigated 

Significant -No 
Apparent 
Mitigation 

Cumulative 

2. AIR:  

A. Substantial air emissions or deterioration of 
ambient air quality? 

�  �  �  �  �  

B. Creation of objectionable odors? �  �  �  �  �  

C. Alteration of air movement, moisture, or 
temperature, or any change in climate, either 
locally or regionally? 

�  �  �  �  �  

3. WATER:  

A. Changes in currents, or the course of water 
movements, in either fresh or marine waters? 

�  �  �  �  �  

B. Changes in absorption rates, drainage 
patterns, or the rate and amount of surface 
runoff. 

�  �  �  �  �  

C. Alterations to the course of flow of flood 
waters? 

�  �  �  �  �  

D. Change in the amount of surface water in any 
water body? 

�  �  �  �  �  

E. Discharge into surface waters, or any 
alteration of surface water quality, such as 
temperature, dissolved oxygen or turbidity? 

�  �  �  �  �  

F. Alteration of the direction or rate of flow of 
ground water? 

�  �  �  �  �  

G. Change in the quantity of ground water, either 
through direct additions or withdrawals, or 
through interception of an aquifer by cuts or 
excavations? 

�  �  �  �  �  

H. Substantial reduction in the amount of water 
otherwise available for public water supplies? 

�  �  �  �  �  

I. Exposure of people or property to water 
related hazards such as flooding or tsunamis? 

�  �  �  �  �  

4. PLANT LIFE:  

A. Change in the diversity of species, or number 
of any species of plants including trees, 
shrubs, grass, crops, and aquatic plants? 

�  �  �  �  �  

B. Reduction of the numbers of any unique, rare, 
or endangered species of plants? 

�  �  �  �  �  

C. Introduction of a new plant species into an 
area, or creation of a barrier to the normal 
replenishment of existing species. 

�  �  �  �  �  

D. Reduction in acreage of any agricultural crop? �  �  �  �  �  

5. ANIMAL LIFE:  

A. Change in the diversity of species, or number 
of any species of animals including birds, land 
animals, reptiles, fish, shellfish, insects, and 
benthic organisms?  

�  �  �  �  �  

B. Reduction in the number of any unique, rare, 
or endangered species of animals? 

�  �  �  �  �  
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Yes 

Will the project result in the following 
environmental effects:  No Not 

Significant 

Significant 
Unless It is 
Mitigated 

Significant -No 
Apparent 
Mitigation 

Cumulative 

C. Introduction of new species of animals into an 
area, or in a barrier to the migration or 
movement of animals? 

�  �  �  �  �  

D. Deterioration of fish or wildlife habitat? �  �  �  �  �  

6. NOISE: 

A. Increases in existing noise levels? �  �  �  �  �  

B. Exposure of people to severe noise levels? �  �  �  �  �  

7. LIGHT AND GLARE:  

A. Production of new light or glare? �  �  �  �  �  

8. LAND USE:  

A. Substantial alteration of the present or planned 
land use of the area? 

�  �  �  �  �  

9. NATURAL RESOURCES:  

A. Increased rate of use of any natural 
resources? 

�  �  �  �  �  

10. POPULATION:  

A. Alterations to the location, distribution, density, 
or growth rate of human populations? 

�  �  �  �  �  

11. HOUSING: 

A. Will the proposal affect existing housing or 
create a demand for new housing? 

�  �  �  �  �  

12. TRANSPORTATION/ CIRCULATION:  

A. Generation of substantial additional vehicular 
movement? 

�  �  �  �  �  

B. Effects on existing parking facilities, or 
demand for new parking? 

�  �  �  �  �  

C. Substantial impact upon existing transportation 
systems? 

�  �  �  �  �  

D. Alterations to present patterns of circulation or 
movement of people and/or goods? 

�  �  �  �  �  

E. Alterations to waterborne, rail, or air traffic? �  �  �  �  �  

F. Increase in traffic hazards to motor vehicles, 
bicyclists or pedestrians. 

�  �  �  �  �  

13. PUBLIC SERVICES:  

A. Will the proposal have an effect upon, or result 
in a need for new or altered government 
services in any of the following areas: 

     

Fire protection? �  �  �  �  �  

Police protection? �  �  �  �  �  

Schools? �  �  �  �  �  
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Parks and other recreational facilities? �  �  �  �  �  

Yes 
Will the project result in the following 

environmental effects:  
No Not 

Significant 

Significant 
Unless It is 
Mitigated 

Significant -No 
Apparent 
Mitigation 

Cumulative 

Maintenance of public facilities, and roads? �  �  �  �  �  

Other governmental services? �  �  �  �  �  

14. ENERGY: 

A. Use of substantial amounts of fuel or energy? �  �  �  �  �  

B. Substantial increase in demand upon existing 
sources of energy, or require development of 
new energy sources? 

�  �  �  �  �  

15. UTILITIES:  

A. Will the project result in a need for new 
systems or substantial alterations to the 
following: 

     

Potable water? �  �  �  �  �  

Sewerage? �  �  �  �  �  

Energy or information transmission lines? �  �  �  �  �  

16. HUMAN HEALTH:  

A. Creation of any health hazard or potential 
health hazard? 

�  �  �  �  �  

B. Exposure of people to any existing health 
hazards? 

�  �  �  �  �  

C. Risk of explosion or release of hazardous 
substances (i.e. pesticides, chemicals, oil, 
radiation) in the event of an accident or 
unusual conditions? 

�  �  �  �  �  

D. Possible interference with emergency 
response plan or evacuation plan? 

�  �  �  �  �  

17. AESTHETICS:  

A. Obstruction of any scenic vista or view open to 
the public, or create an aesthetically offensive 
site open to public view? 

�  �  �  �  �  

18. RECREATION:  

A. Impact upon the quality or quantity of existing 
recreational opportunities? 

�  �  �  �  �  

19. CULTURAL RESOURCES:  

A. Alteration or destruction of a prehistoric or 
historic archaeological site? 

�  �  �  �  �  

B. Adverse physical or aesthetic effects to a 
prehistoric or historic building or structure? 

�  �  �  �  �  

C. Cause a physical change that would affect the 
unique ethnic cultural values? 

�  �  �  �  �  

D. Restrict existing religious or sacred uses within 
the potential impact area? 

�  �  �  �  �  
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Section III  Responses to Environmental Checklist.  

  

For a discussion of each of the environmental effects listed in the Environmental Checklist along with 
related goals and policies of the General Plan, see the Environmental Review section of the attached 
staff report. 
 

 

Section IV  Mandatory Findings of Significance.  

  

A. As discussed in the preceding sections, the project does does not have the potential to 
significantly degrade the quality of the environment, including effects on animals or plants, or to 
eliminate historic or prehistoric sites. 

 

B. As discussed in the preceding sections, both short-term and long-term environmental effects 
associated with the project will be less than significant significant. 

 

C. When impacts associated with the project are considered alone or in combination with other 
impacts, the project-related impacts are insignificant significant. 

 

D. The above discussions do not identify any substantial adverse impacts to people as a result of 
the project. 

    
 

Section V Determination. 

  

On the basis of this initial evaluation, it has been determined that: 
 

�  The proposed project will not have a significant effect on the environment, and it is 
recommended that a NEGATIVE DECLARATION be adopted. 

 

�  Although the project, as proposed, could have had a significant effect on the environment, there 
will not be a significant effect in this case because mitigation measures required for the project 
will reduce potentially significant effects to a less than significant level, therefore, it is 
recommended that a NEGATIVE DECLARATION be adopted. 

 

�  The proposed project may have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 
              

 
 
 
 
      
 DATE   FRED TARR 
    PLANNER II 
 
 



 

 
 
 
 
 
 
 
October 21, 2011 
 
 

NOTICE OF PUBLIC HEARING AND AVAILABILITY OF DRAFT NEGATIVE 
DECLARATION FOR PUBLIC REVIEW 

 
NOTICE IS HEREBY GIVEN THAT the Mendocino County Planning Commission at its regular meeting on Thursday, 
November 17, 2011, at 9:00 a.m., to be held in the Board of Supervisors Chambers, 501 Low Gap Road, Ukiah, 
California, will conduct a public hearing on the following project and the Draft Negative Declaration at the time listed or 
as soon thereafter as the item may be heard. 
 

CASE#:   R 6-2011 
DATE FILED:   8/8/2011  
OWNER/ APPLICANT:   JAMES ROBERTS  
REQUEST:  Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial).  
LOCATION:   Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 128, 
approximately 500 feet south of its intersection with Indian Creek Road (CR# 129), located at 9000 Highway 
128; AP# 046-080-14.  
PROJECT COORDINATOR:   FRED TARR 
ENVIRONMENTAL DETERMINATION:   The Department of Planning and Building Services has prepared a 
Draft Negative Declaration for the above project (no significant environmental impacts are anticipated which 
cannot be adequately mitigated).  A copy of the Draft Negative Declaration is available for public review at 
501 Low Gap Road, Room 1440, Ukiah, California, and at 120 West Fir Street, Fort Bragg, California.  The 
staff report and notice are available on the Department of Planning and Building Services website at 
www.co.mendocino.ca.us/planning. 

 
Your comments regarding the above project and/or the Draft Negative Declaration are invited.  Written comments 
should be submitted to the Department of Planning and Building Services, at 501 Low Gap Road, Room 1440, Ukiah, 
California, no later than November 16, 2011.  Oral comments may be presented to the Planning Commission during 
the public hearing. 
 
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 463-4281, 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. 
 
IGNACIO GONZALEZ, Director of Planning & Building Services

 

COUNTY OF MENDOCINO 
DEPARTMENT OF PLANNING AND BUILDING SERVICES  
501 LOW GAP ROAD �  ROOM 1440 �  UKIAH �  CALIFORNIA �  95482 
 

IGNACIO GONZALEZ, DIRECTOR 
Telephone  707-463-4281 

FAX  707-463-5709 
pbs@co.mendocino.ca.us 

www.co.mendocino.ca.us/planning 
  

 



 

 
 
 
 
 
October 24, 2011 
 
 
Fort Bragg Planning & Building Services 
Department of Transportation 
Environmental Health - Ukiah 
Assessor 

Farm Advisor 
Agriculture Commissioner 
Caltrans 
Department of Forestry/ CalFire 

California Highway Patrol 
Anderson Valley Fire District 
Anderson Valley Community Services 

 
 

NOTICE OF PUBLIC HEARING AND AVAILABILITY OF DRAFT NEGATIVE 
DECLARATION FOR PUBLIC REVIEW 

 
NOTICE IS HEREBY GIVEN THAT the Mendocino County Planning Commission at its regular meeting on Thursday, 
November 17, 2011, at 9:00 a.m., to be held in the Board of Supervisors Chambers, 501 Low Gap Road, Ukiah, 
California, will conduct a public hearing on the following project and the Draft Negative Declaration at the time listed or 
as soon thereafter as the item may be heard. 
 

CASE#:   R 6-2011 
DATE FILED:   8/8/2011  
OWNER/ APPLICANT:   JAMES ROBERTS  
REQUEST:  Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial).  
LOCATION:   Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 128, 
approximately 500 feet south of its intersection with Indian Creek Road (CR# 129), located at 9000 Highway 
128; AP# 046-080-14.  
PROJECT COORDINATOR:   FRED TARR 
ENVIRONMENTAL DETERMINATION:   The Department of Planning and Building Services has prepared a 
Draft Negative Declaration for the above project (no significant environmental impacts are anticipated which 
cannot be adequately mitigated).  A copy of the Draft Negative Declaration is attached for your review. 
RESPONSE DUE DATE:   November 16, 2011.  If no response is received by this date, we will assume no 
recommendation or comments are forthcoming and that you are in agreement with the contents of the Draft 
Negative Declaration. 
 

It should be noted that the decision making body may consider and approve modifications to the requested project(s).  
Your comments regarding the above project(s) are invited.  Written comments should be submitted to the Department 
of Planning and Building Services, at 501 Low Gap Road, Room 1440, Ukiah, California.  Oral comments may be 
presented to the Planning Commission during the public hearing(s). 
 
The Planning Commission's action shall be final unless appealed to the Board of Supervisors.  The last day to file an 
appeal is the 10th calendar day after the Planning Commission's decision.  If appealed, the Board of Supervisors 
action shall be final.  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(s) 
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(s).  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 463-4281, Monday through Friday, 8:00 a.m. through 5:00 p.m.  Should you desire notification of 
the Planning Commission 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. 
 
 
IGNACIO GONZALEZ, Director of Planning & Building Services

 
County of Mendocino 

DEPARTMENT OF PLANNING AND BUILDING SERVICES  
501 LOW GAP ROAD �  ROOM 1440 �  UKIAH �  CALIFORNIA �  95482 
 

IGNACIO GONZALEZ, DIRECTOR 
Telephone  707-463-4281 

FAX  707-463-5709 
pbs@co.mendocino.ca.us 

www.co.mendocino.ca.us/planning 
  

 



 

 
 
 
 
 
 
October 21, 2011 
 
TO: Anderson Valley Advertiser 
 
FROM: Adrienne Thompson, Commission Services Superv isor 
 
SUBJECT: Publication of Legal Notice. 
 
Please publish the following notice one time on Oct ober 26, 2011 in the Legal Notices Section of the  
Anderson Valley Advertiser . 
 
 

NOTICE OF PUBLIC HEARING AND AVAILABILITY OF DRAFT NEGATIVE 

DECLARATION FOR PUBLIC REVIEW 

 

NOTICE IS HEREBY GIVEN THAT the Mendocino County Planning Commission at its regular meeting on Thursday, 

November 17, 2011, at 9:00 a.m., to be held in the Board of Supervisors Chamber, 501 Low Gap Road, Ukiah, 

California, will conduct a public hearing on the following project and the Draft Negative Declaration at the time listed or 

as soon thereafter as the item may be heard. 

 

1. CASE#:   R 6-2011 

DATE FILED:   8/8/2011  

OWNER/ APPLICANT:   JAMES ROBERTS  

REQUEST:  Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial).  

LOCATION:   Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 128, 

approximately 500 feet south of its intersection with Indian Creek Road (CR# 129), located at 9000 Highway 

128; AP# 046-080-14.  

PROJECT COORDINATOR:   FRED TARR 

 

2. CASE#:   MS 12-2010 

DATE FILED:   9/15/2010  

OWNER/APPLICANT:   JOHN THOMAS O'CONNOR  

AGENT:   RAU & ASSOCIATES- JAVIER RAU 

REQUEST:  Minor Subdivision of a 320.9+/- acre parcel to create 2 parcels of approximately 160.3+/- acres 

and 160.6+/- acres.  

LOCATION:   Approximately 3.5 miles northeast of Boonville, lying on the north side of State Highway 253, 

approximately 3.25 miles from its intersection with State Highway 128, located at 13010 Boonville Road; 

AP#'s 046-250-91 and 046-250-92.  

PROJECT COORDINATOR:   JOHN SPEKA 

 

 

COUNTY OF MENDOCINO 
DEPARTMENT OF PLANNING AND BUILDING SERVICES  
501 LOW GAP ROAD �  ROOM 1440 �  UKIAH �  CALIFORNIA �  95482 
 

IGNACIO GONZALEZ, DIRECTOR 
Telephone  707-463-4281 

FAX  707-463-5709 
pbs@co.mendocino.ca.us 

www.co.mendocino.ca.us/planning 
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ENVIRONMENTAL DETERMINATION:   The Department of Planning and Building Services has prepared a 

Draft Negative Declaration for the above project (no significant environmental impacts are anticipated which 

cannot be adequately mitigated).  A copy of the Draft Negative Declaration is available for public review at 

501 Low Gap Road, Room 1440, Ukiah, California and at 120 West Fir Street, Fort Bragg, California.  The 

staff report and notice are available on the Department of Planning and Building Services website at 

www.co.mendocino.ca.us/planning. 

 

Your comments regarding the above project and/or the Draft Negative Declaration are invited.  Written comments 

should be submitted to the Department of Planning and Building Services, at 501 Low Gap Road, Room 1440, Ukiah, 

California 95482, no later than November 16, 2011.  Oral comments may be presented to the Planning Commission 

during the public hearing. 

 

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 463-4281, 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. 

 

IGNACIO GONZALEZ, Director of Planning & Building Services



 

FILING REQUESTED BY 
County of Mendocino 
Planning & Building Services Dept 
501 Low Gap Road, Room 1440 
Ukiah, CA  95482 
 
AND WHEN FILED MAIL TO 
County of Mendocino 
Planning & Building Services Dept 
501 Low Gap Road, Room 1440 
Ukiah, CA  95482 
 

NOTICE OF DETERMINATION 
 
 
To: �  Office of Planning and Research �  Mendocino County Clerk 

1400 Tenth Street, Room 121 501 Low Gap Road, Room 1020 
Sacramento, CA  95814  Ukiah, CA  95482 

 
Subject: Filing of Notice of Determination in compliance with Section 21108 and 21152 of the Public Resources 

code. 
 
Project Title: 
CASE#:  R 6-2011 
DATE FILED:  8/8/2011  
OWNER/ APPLICANT:  JAMES ROBERTS  
 

State clearing House Number Contact Person Area Code/Number/Extension 
(If Submitted to Clearing House) FRED TARR 707-463-4281 

  
Project Location: 
Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 128, approximately 500 feet south 
of its intersection with Indian Creek Road (CR# 129), located at 9000 Highway 128; AP# 046-080-14. 
 
Project Description: 
Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial). 
 
This is to advise that the County of Mendocino has approved the above-described project on {DATE APPROVED} 
and has made the following determinations regarding the above described project: 
 
1. The project will not have a significant effect on the environment. 
 
2. A Negative Declaration was prepared pursuant to the provisions of CEQA. 
 
3. Mitigation measures were a condition of the project approval. 
 
4. A Statement of Overriding Considerations was not adopted. 
 
This is to certify that the Negative Declaration and record of project approval is available to the general public at 501 
Low Gap Road, Room 1440, Ukiah. 
 
 
Date of Filing________________ Signature ______________________________________ 



 

 
 

COUNTY OF MENDOCINO 
ENVIRONMENTAL REVIEW GUIDELINES 

NEGATIVE DECLARATION  
 
 
 
 
 
I. DESCRIPTION OF PROJECT. 
 
 

DATE:  {DATE TYPED} 
 
CASE#:   R 6-2011 
DATE FILED:   8/8/2011  
OWNER/ APPLICANT:   JAMES ROBERTS  
REQUEST:  Rezone a 2+/- acre parcel from I-1 (Limited Industrial) to C-2 (General Commercial).  
LOCATION:   Approximately 1.5+/- miles southeast of Philo, lying on the south side of Highway 128, 
approximately 500 feet south of its intersection with Indian Creek Road (CR# 129), located at 9000 Highway 
128; AP# 046-080-14.  
PROJECT COORDINATOR:   FRED TARR 

 
 
II. DETERMINATION. 
 

In accordance with Mendocino County’s procedures for compliance with the California Environmental Quality 
Act (CEQA), the County has conducted an Initial Study to determine whether the proposed project may have 
a significant adverse effect on the environment.  On the basis of that study, it has been determined that: 
 

The proposed project will not have a significant effect on the environment, and it is recommended that a 
NEGATIVE DECLARATION be adopted. 

 
The attached Initial Study and staff report incorporates all relevant information regarding the potential 
environmental effects of the project and confirms the determination that an EIR is not required for the project. 

 
 
 


