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PLANNING COMMISSION OCTOBER 17, 2019
STAFF REPORT- AGRICULTURAL PRESERVE A_2019-0002

SUMMARY

OWNER/APPLICANT: LANCE D. & JAMIE STORNETTA
PO BOX 296
MANCHESTER, CA 95459

REQUEST: Agricultural Preserve application to establish a new
preserve and extend an existing Williamson Act contract
over 39+ Acres of Rangeland currently used as part of
the Windy Hollow Dairy.

LOCATION: In the Coastal Zone 0.35+ miles south of Manchester on
the west side of State Route 1 (SR 1) at its intersection
with Biaggi Road (private), located at 44151 Biaggi Road
and 44501 Kinney Road, Manchester (APN: 133-020-

09).
TOTAL ACREAGE: 39+ (to be added)/225+ total contracted area
GENERAL PLAN: RL (Rangeland)
ZONING: RL (Rangeland)
SUPERVISORIAL DISTRICT: District 5 (Williams)
ENVIRONMENTAL DETERMINATION: Categorically Exempt, Class 17
RECOMMENDATION: The Planning Commission recommends that the Board

of Supervisors, by resolution, establish an Agricultural

Preserve and Williamson Act contract as proposed by

the applicant, based on the facts and findings.
STAFF PLANNER: RUSSELL FORD

BACKGROUND

PROJECT DESCRIPTION: Windy Hollow farm is the location of the Stornetta Dairy in Manchester and
has been in operation for at least 50 years. An Agricultural Preserve and Williamson Act contract was
established on the property (formerly owned by Biaggi) in 1971, under Ag. Preserve Resolution No. 69-
66E (APNs: 133-010-06, 16, 20, 05, 133-020-04, 05, 06). APN: 133-020-09 is immediately adjacent to
the dairy lands but not currently included in the contract. A pending Boundary Line Adjustment (B_2019-
0019) intends to transfer all but 5+ acres of this 44+ acre parcel into the Windy Hollow ownership to be
used as support land for the dairy operation. The applicants desire to establish an Agricultural Preserve
over the transferred land (approximately 39+ acres) and incorporate it into the existing Williamson Act
contract, number 17, creating a 225+ acre contract.

APPLICANT'S STATEMENT: “Place 39+ acres into Agricultural Preserve. Add to existing Windy Hollow
Preserve and contract on 39+ acres. Land to be placed in Ag Preserve is grazing/dairy operation
(Stornetta). The existing preserve has a dairy operation. The existing legal parcel has 187+ acres. With
BLA will total 225+ acres. Existing improvements include ranch house, barn, two modulars, shop and
other ag storage buildings/sheds and equipment.”
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RELATED APPLICATIONS:

e Boundary Line Adjustment B_2019-0019 will be reviewed by the Subdivision Committee and
Coastal Permit Administrator on October 10th. That adjustment proposes to transfer 39+ of the
existing 44+ acres into Windy Hollow ownership to be used as part of the dairy operation.

e Resolution Number 69-66E established an Agricultural Preserve and Williamson Act contract over
the lands currently held by Windy Hollow. APNs: 133-010-06, 16, 20, 05, 133-020-04, 05, 06.

e Coastal Development Permit CDP_1992-0014 approved the construction of a single family
residence and barn on APN: 133-020-09.

SITE CHARACTERISTICS: The project site is located on alluvial bottomland soils on the north side of
Lagoon Creek less than one mile from the Pacific Ocean. The area is adjacent to Manchester Beach and
is mostly flat, with an average elevation of 80 feet. Both lots are accessed from Biaggi Road, a private
road taking access off State Route 1. There is an existing Single Family Residence and associated
accessory structures on the parcel, but it is otherwise undeveloped with Rangeland and some Forestland.
Following the Boundary Line Adjustment, the SFR and structures will remain on a separate, 5+ acre
parcel while the remaining 39+ acres is incorporated into the existing ag operation.

SURROUNDING LAND USE AND ZONING:

GENERAL PLAN ZONING LOT SIZES USES

NORTH RL (Rangeland) RL (Rangeland) 25+ Agricultural/
Residential

EAST RV (Rural Village) RV (Rural Village) 3t Residential

SOUTH Agricultural (AG) Agricultural (AG) 192+ Agricultural

WEST Agricultural (AG) Agricultural (AG) 107+ Agricultural

PUBLIC SERVICES:

Access: State Route 1 (via private drive Biaggi Road)

Fire District: Redwood Coast Fire Protection District

Water District: None
Sewer District: None
School District:  Manchester Union Elementary

AGENCY COMMENTS: On May 3, 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. Any comment that would trigger a project modification or denial are discussed in full as key
issues in the following section.

RELATED
REFERRAL AGENCIES PERMIT COMMENT DATE

Resource Lands Protection Reviewed by RLPC on

. None 5/17. No objections to 5/17/2019
Committee .
the project were noted.
Forestry Advisor None No Comment 5/14/2019

Planning Division — Fort Bragg None No Comment 5/10/2019
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KEY ISSUES

1. General Plan and Zoning Consistency: The proposed project, establishing an Agricultural Preserve
and extending the existing Williamson Act contract over an additional 39+ acres to be used for the

existing dairy operation is consistent with pertinent agricultural goals and polices of the General Plan as
follows:

Policy 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 maintain 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.

2. Agricultural Preserve Regulations: As indicated on aerial imagery and the existing Williamson Act
contract, the property has been used for ag production for at least 50 years and is currently used for a
major dairy operation. The intent is to incorporate an additional 39+ acres into the existing contracted
area to be used as support land and possible operational development. Based upon the existing and
continued use of the property, staff finds that the property meets the criteria for establishment of a
Williamson Act contract under Section 22.08 of the Mendocino County Code.

3. Environmental Protection: The project has been found to be exempt from the California
Environmental Quality Act (CEQA) per Section 15317 of the CEQA guidelines (Class 17), which exempts
‘the establishment of agricultural preserves, the making and renewing of open space contracts under the
Williamson Act...” Therefore, no further environmental consideration is necessary.

RECOMMENDATION

The Planning Commission recommends approval of A_2019-0002 to the Board of Supervisors, making
the following findings, consistent with the General Plan and Mendocino County Code Section 22.08:

Environmental Findings: This project is categorically exempt from CEQA review per Section 15317 of
the CEQA Guidelines (Class 17).

Agricultural Preserve Findings: The lands referenced in this Staff Report are currently zoned RL
(Rangeland). Per Section 4.2(a) of the Revised Policies and Procedures, only lands zoned AG
(Agriculture), RL (Rangeland) or FL (Forestland) are eligible to qualify as Agricultural Preserves. Staff
finds that the proposed addition to the existing contract qualifies based on this criteria.

Williamson Act Findings: The proposed Williamson Act contract is consistent with requirements as
specified in the Revised Policies and Procedures with regard to lot size, agricultural use type, accessory
development and income threshold.
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