
 

PLANNING COMMISSION  SEPTEMBER 3, 2026  
STAFF REPORT- MINOR SUBDIVISION MS_2024-0002 

 

  

PROJECT PLANNER CONTACT 
Marco Rodriguez 
860 N Bush St 
Ukiah, CA 95482 
Phone: 707-234-6650 
rodrigum@mendocinocounty.gov  
 

PROJECT SUMMARY 
 
OWNER/APPLICANT: Penelope Kay Winett  

P.O. Box 923 
Bodega Bay, CA  94923 

 
REQUEST:  Minor Subdivision of an existing 0.58± acre parcel into two 

(2) parcels. Lot 1 would be 0.22± acres and Lot 2 would 
be 0.36± acres. 

 
LOCATION:  0.52± miles southwest of Hopland, on the south side of 

Ralph Bettcher Drive (private) 0.2± miles southwest of its 
intersection with MacMillan Drive (CR 114-B), located at 
399 Ralph Bettcher Drive, Hopland; APN: 048-400-44. 

 
TOTAL ACREAGE:  0.58± Acres  
 
GENERAL PLAN:  Suburban Residential, 6,000 Square Foot Minimum Lot  
  Size (SR: 6K) 
  General Plan (Chapter 3 – Development Element) 
 
ZONING:  Suburban Residential (S-R)  
  Mendocino County Code Title 20, Division I  
 
CODE REFERENCE:  Minor Subdivision  
  Mendocino County Code (MCC) Title 17, Article V 
 
SUPERVISORIAL DISTRICT:  District 1 (Cline) 
 
ENVIRONMENTAL DETERMINATION:   Negative Declaration 
 

PROJECT RECOMMENDATION 
 
By resolution, the Planning Commission adopts a Negative Declaration for the project, and approves 
MS_2024-0002 as proposed by the applicant, based on the facts and findings and subject to the conditions 
of approval contained in the attached resolution. 
 

mailto:rodrigum@mendocinocounty.gov
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PROJECT BACKGROUND & INFORMATION 
 

PROJECT DESCRIPTION: The applicant requests a Minor Subdivision of an existing 0.58± acre parcel 
into two (2) parcels. Lot 1 would be 0.22± acres and Lot 2 would be 0.36± acres.  
 
SITE CHARACTERISTICS: The subject property is located southwest of central Hopland and is bordered 
to the east by a school. Surrounding parcels are developed with residential uses and share the same zoning 
designation of Suburban Residential (SR). The lot is relatively flat and contains no existing vegetation. Lot 
1 contains a single-family residence while Lot 2 is undeveloped. Water and sewer service are available 
through the Hopland Public Utility District. A 60 foot-wide easement runs along the northern boundary of 
the property, with 30 feet of the easement located on the subject parcel. The entire project site is located 
within a Special Flood Hazard Area (Zone AE), as designated by the Federal Emergency Management 
Agency (FEMA). 
  
Public Services:  
Access:  Ralph Bettcher Dr (private) 
Water District: Hopland Public Utility District 
Sewer District: Hopland Public Utility District 
Fire District: Hopland Rural Fire Protection District 
 
RELATED APPLICATIONS: The following applications have occurred on the subject parcel or on the 
surrounding properties and are relevant to the proposed project. All projects listed below have already been 
approved, unless otherwise stated.  
 
Neighboring Projects: 
 

• MS 19-00: Minor Subdivision of a 2± acre parcel to create four parcels each containing 0.41± acre 
and a remainder parcel containing 0.40± acre. Approved 6/26/2001. 
 

• MS 11-04: Minor Subdivision creating four parcels of 14,195± square feet, 17,670± square feet, 
16,682±, and 49,101± square feet. Approved 2/8/2005. 
 

• MS 6-2007: Minor Subdivision creating 5 parcels containing 0.85± acres, 0.65± acres, 0.81± acres, 
3.86± acres and a 1.72± acre Remainder Parcel. Approved June 19, 2008 

 
AGENCY COMMENTS: On November 7, 2024, project referrals were sent to the following responsible or 
trustee agencies with jurisdiction over the Project. Their submitted recommended conditions are discussed 
in this staff report and contained in Conditions of Approval. A summary of the submitted agency comments 
are listed below.  
 

TABLE 1: Referral Agency Responses 

REFERRAL AGENCIES COMMENT 

Department of Transportation Comments 

Environmental Health – Ukiah No Response 

Building Inspection – Ukiah No Response 

Air Quality Management No Response 

Archaeological Commission Comments 

Sonoma State University Comments 

Department of Fish and Wildlife Comments 

State Clearinghouse No Response 

County Addresser                                                                  No Response 

Cloverdale Rancheria No Response  

Cahto Tribe No Response 

Potter Valley Tribe No Response 

Redwood Valley Rancheria No Response 

Sherwood Valley Band of Pomo Indians  No Response 

Hopland Municipal Advisory Committee  No Response 
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Hopland Rural Fire District No Response 

Hopland Public Utility District No Response 

 
Department of Transportation: On December 26, 2024, Department of Transportation provided a list of 
recommended conditions of approval for the subdivision. These recommendations were reviewed at the 
January 9, 2025, Subdivision Committee meeting and have been incorporated into the Conditions of 
Approval as numbers 17 through 21. 
 
Archaeological Commission: On November 7, 2025, Archaeological Commission submitted comments 
stating to schedule the proposed Minor Subdivision for the Archaeological Commission depending on 
comments received from Sonoma State University. 
 
Sonoma State University: On November 21, 2024, the Northwest Information Center at Sonoma State 
University provided a letter stating that previous studies have been performed and identified no cultural 
resources within those portions of the proposed project area and therefore no further study for 
archaeological resources is recommended. These comments are discussed in more detail in the 
“Archaeological/Cultural Resources” section below. 
 
Department of Fish and Wildlife: On November 18, 2024, the Department of Fish and Wildlife provided 
comments recommending that the permit be conditioned accordingly. These recommendations have been 
incorporated into the Conditions of Approval as number 22. 
 

PROJECT ANALYSIS 

 
GENERAL PLAN AND ZONING DISTRICT CONSISTENCY:  
 
General Plan Consistency: The property is within the Suburban Residential (SR) land use classification. 
Per Mendocino County General Plan Policy DE-13, the SR classification is intended, 
 

“…to be applied to transitional lands adjacent to cities or towns, including in portions of 
Community Planning Areas where only residential activities are considered desirable, 
which lands are appropriate to accommodate future growth. Lands within the Suburban 
Residential classification should have moderate to light constraints for residential 
development, be served by the publicly maintained road network, and be located within 
public service districts or the logical extensions thereof. Portions of lands within the 
Suburban Residential Classification will be appropriate for the development of residential 
subdivisions. Such areas should be developed as major subdivisions, not minor 
subdivisions, or retained in parcels of sufficient size to be economically developed as 
subdivisions at some future time.” 

 
The General Plan Land Use designation for Suburban Residential (SR) states that such areas should be 
developed as major subdivisions, not minor subdivisions, or retained in parcels of sufficient size to be 
economically developed as subdivisions at some future time. Pursuant to MCC Section 17-18(a), a "Major 
Subdivision" is a division of land into five (5) or more lots or parcels which does not qualify as a parcel 
subdivision and refers to the land or portion thereof so divided. Based on the size of the subject parcel, the 
property could not feasibly be subdivided into five or more lots and therefore would not qualify as a major 
subdivision. The parcel is located within the service area of the Hopland Public Utility District and has 
access to both public water and sewer services. Consistent with General Plan Policy DE-13, the minimum 
lot size for SR-designated properties served by both public water and sewer is 6,000 square feet. Each 
proposed parcel would meet or exceed this minimum lot size requirement. While the proposed minor 
subdivision is not fully consistent with the General Plan's stated preference that SR-designated areas be 
developed as major subdivisions, the policy language uses the term "should," indicating a preference rather 
than a mandatory requirement. Staff finds that approval of the proposed minor subdivision is appropriate 
because: (1) all proposed parcels meet the minimum lot size standards established by Policy DE-13; (2) 
each parcel will have access to public water and sewer service through the Hopland Public Utility District, 
supporting future residential development; and (3) other larger SR-designated properties within the Hopland 
Public Utility District service area remain available for future subdivision consistent with the General Plan's 
preference for major subdivisions. Additionally, several nearby properties with the same SR land use 
designation have previously been subdivided through minor subdivision approvals. 
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Other General Plan Policies that apply to the project include the following: 
 
Policy DE-114: Fully evaluate and protect historical, archaeological, and cultural resources through the 
development process, including resources of national, state, or local significance. 
 
Policy DE-115: Cultural resources evaluations (i.e., archaeological and historical investigations) shall be 
conducted at the County’s determination for project applications, where it is determined that cultural 
resources may occur… 
 
These policies are implemented by Mendocino County Code Chapter 22.12. The proposed development’s 
impact on historical, archaeological, and cultural resources are discussed in the Initial Study and will be 
addressed with the inclusion of Condition No. 6 requiring that a notation shall appear on the Parcel Map 
and state: “In the event that archaeological resources are encountered during development of the property, 
work in the immediate vicinity of the find shall be halted until all requirements of Chapter 22.12 of the 
Mendocino County Code relating to archaeological discoveries have been satisfied.” 
 
Policy DE-120: New discretionary development will be required to demonstrate that basic infrastructure is 
available and has adequate capacity to serve the project (including fire flow capacity) without degrading the 
existing level of service standards. 
 
Policy RM-17: No division of land or Use Permit shall be approved without proof of an adequate (as defined 
by the County Environmental Health Division) potable water supply for each parcel being created or 
proposed for special use. 
 
Policy DE-235: Developments shall be approved only if sufficient firefighting resources, such as fire 
stations, equipment, personnel, hydrants, and water supplies, will be available to serve all phases of 
development and include ongoing operations and maintenance. 
 
The subject property is located within the existing service boundary of the Hopland Public Utility District. 
On March 6, 2025, staff received correspondence from the District confirming that water and sewer service 
is currently provided to 399 Ralph Bettcher Drive. Proposed Lot 2 will retain the existing water and sewer 
connections. The District also stated that it currently has adequate water and sewer capacity to serve a 
residential dwelling on proposed Lot 1.  
 
Following approval of the minor subdivision by the County of Mendocino, the applicant shall submit a water 
and sewer service application and shall pay all applicable connection fees. Upon completion of these 
requirements, the District will install water and sewer connections to serve proposed Lot 1. Condition of 
Approval number 13 requires the applicant must submit documentation to the Division of Environmental 
Health confirming that water and/or sewer services, including any required main extensions, have been 
installed, connected, and accepted for maintenance by the appropriate district or agency for each lot in the 
subdivision, consistent with Mendocino County Code Sections 17-55 and 17-56. Alternatively, the applicant 
may submit a letter from the service district confirming that engineered improvement plans for future 
installation of these services are acceptable. In that case, the applicant must also provide documentation 
from the County Engineer confirming that performance bonds or other adequate financial assurances have 
been secured to guarantee installation of the required infrastructure in accordance with Mendocino County 
Code Chapter 17, Article VIII. 
 
The property is also located within the jurisdictional boundary of the Hopland Rural Fire District and within 
the Local Responsibility Area designated by CAL FIRE. A project referral was sent to the Hopland Rural 
Fire District on November 7, 2024. As of June 19, 2026, no response has been received; therefore, it is 
assumed that adequate fire flow capacity is available to serve the subdivision. A fire hydrant is located 
approximately 700 feet east of the property. Electrical service is available from existing nearby utility poles 
and can be extended to each parcel. Therefore, the proposed subdivision is consistent with these policies. 
 
Policy DE-151: Land divisions and other discretionary projects shall not be approved until access and road 
improvements adequate for the intended uses, density or intensity are identified and constructed, or funding 
mechanisms are in place. 
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The Department of Transportation (DOT) has recommended several conditions of approval to ensure that 
the project is consistent with access and road improvement standards. These include easements and 
dedications to provide access easements of sixty (60) feet in width from a publicly maintained road to each 
parcel being created. Documentation of access easements shall be provided to the Mendocino County 
Department of Transportation for their review prior to final approval. If a Parcel Map is filed, all easements 
of record shall be shown on the parcel map. All utility lines shall be shown as easements with widths as 
shown on record or a minimum of ten (10) feet, whichever is greater. All natural drainage and water courses 
shall be considered as easements. Minimum width shall be twenty (20) feet, or to the high water level plus 
five (5) feet horizontal distance, whichever is greater. If a Parcel Map is filed, such easements shall be 
shown on the final parcel map. If approval of the tentative map is conditioned upon certain improvements 
being made by the subdivider, the subdivider shall notify the Mendocino County Department of 
Transportation when such improvements have been completed. Prior to the filing of the parcel, required 
road improvements must be inspected and approved by the Department of Transportation. Current 
inspection fees apply. Any proposed work within County right-of-way requires obtaining an encroachment 
permit from the Mendocino County Department of Transportation. The Private Road Name Ralph Bettcher 
Drive shall be shown on the Parcel Map/Final Map to be recorded. It shall be the responsibility of the 
subdivider to provide a street sign for Ralph Bettcher Drive at its intersection with MacMillan Drive (see 
Figure 1). 
 

 
Figure 1: Location of street sign 
 
The sign shall conform to the county standards for signs. Site address shall be posted for each of the 
proposed parcels in conformance with Mendocino County Code Section 18.16. A private road approach 
shall be re-constructed from Ralph Bettcher Drive onto Mac Millan Drive in accordance with Mendocino 
County Road and Development Standards No. A51B, or as modified by applicant and approved by the 
Department of Transportation staff during field review. The existing turning radius of the road approach 
does not meet the current standards. Hot-mix asphalt will need to be added and conformed to the existing 
private road approach to meet Standard No. A51B. These conditions must be satisfied before the Parcel 
Map may be recorded. Therefore, the proposed subdivision is consistent with this policy.  
 
Policy DE-206: The creation of lots with no flood-free buildable area will not be allowed. 
 
The existing lot is entirely within the mapped FEMA flood hazard zone. Future development must adhere 
to Mendocino County Code Chapter 22.17 – Floodplain Ordinance. Future development is possible if the 
requirements of this ordinance are satisfied, such as anchoring, the use of flood resistant materials, raising 
structures above the base flood elevation, and flood-proofing. In order to demonstrate compliance with 
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Mendocino County Code Section 22.17.415 – Standards for Subdivisions, the Parcel Map needs to include 
additional notes related to flood zones, pursuant to that chapter.  This requirement has been included as 
Condition Nos. 8, 9, & 10. 
 
Therefore, the proposed subdivision is consistent with this policy.  
 
Policy DE-251: Prior to recordation, new or reconfigured lots in areas zoned for residential, commercial, or 
industrial use shall demonstrate sufficient areas with an acceptable risk of geologic, seismic, slope, and 
soil-related hazards to accommodate the proposed land uses, densities, and intensities. 
 
The lot is mostly flat and is not within an earthquake fault zone. Standard building code requirements for 
future development would ensure that potential soil-related hazards are addressed through the submittal 
of a geotechnical investigation, if deemed necessary.  
 
Zoning Consistency: The property is within the Suburban Residential (S-R) zoning district. Per Mendocino 
County Code (MCC) Section 20.044.005, the S-R district is intended, 
 

“…to create and enhance neighborhoods where a mixture of residential, public facilities 
and services and community oriented commercial uses are desired. Typically the S-R 
District would be one in which a few specific types of convenience commercial services 
would be permitted in a residential area. Commercial uses are to be subordinate to the 
dominant residential character of the area. Areas designated Suburban Residential should 
be served by a publicly-maintained road network, and should be located within public 
service districts or logical extensions thereof.” 

 
No commercial development is proposed as part of this subdivision. Both lots would be accessed from 
Ralph Bettcher Drive connected to Mac Millan Drive. Both lots would remain within Hopland Public Utility 
District boundaries. Thus, the proposed subdivision is consistent with the intent of the S-R district. 
 
Per MCC Section 20.044.035 and 20.044.040, staff recommends the inclusion of Condition No. 23 which 
would require that the appropriate setback distances of twenty (20) feet and six (6) feet are shown on the 
Parcel Map. 
 
DIVISION OF LAND REGULATIONS: Per MCC Section 17-48.5(A), the Subdivision Committee met on 
January 9, 2025, to discuss the project. The Committee voted unanimously to recommend conditional 
approval of the proposed subdivision to the Planning Commission. The Subdivision Committee’s 
recommended conditions of approval have been incorporated into the attached resolution. 
 
Per MCC Section 17-52(B), both lots are at least six thousand (6,000) square feet in lot area and are both 
at least seventy (70) feet in width and at least eighty (80) feet in depth. 
 
Per MCC Section 17-52(G) through (K), the side lines of the resulting lots would be at right angles, so far 
as possible, to Ralph Bettcher Drive and would not be divided by a City or County boundary line. A condition 
of approval is recommended that would require building setback lines to be shown on the Parcel Map. The 
lots would not have double frontage and would be suitable for Suburban Residential uses. Per MCC Section 
17-52(S)(2), the net acreage of the lots with easements deducted would remain greater than the minimum 
lot size of six thousand (6,000) square feet. 
 
Per MCC Section 17-53 through 17-65, the Department of Transportation has recommended conditions of 
approval to ensure that proper access is available and road development standards are met. The Division 
of Environmental Health has recommended conditions of approval to verify that adequate water supply and 
sewage capacity is available from the Hopland Public Utility District. No natural water courses are present 
on the site, but conditions of approval are nevertheless recommended to require that any water courses be 
considered as easements and shown on the Parcel Map. Electric service exists to the single-family 
residence. No street lighting, alleys, walkways, hazardous areas, fire protection features, or lakes are 
proposed or required for the subdivision. Therefore, the project is consistent with the General Regulations 
and Provisions for Minor Subdivisions. 
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ENVIRONMENTAL DETERMINATION: 
 
An Initial Study/Negative Declaration for the proposed project was completed by staff in accordance with 
the California Environmental Quality Act (CEQA). Based on this initial evaluation, it was found that the 
Project would not produce any significant environmental impacts. As such, a Negative Declaration was 
prepared. It is noted in the Initial Study/Negative Declaration that the proposed project could result in some 
environmental impacts, but these were considered to be less than significant.  
 
 

 
 
 
 

 DATE MARCO RODRIGUEZ 
  PLANNER I 
 
Appeal Period: 10 Days 
Appeal Fee: $2,354.00 
 
ATTACHMENTS:  
 
A. Location Map 
B. Aerial Map (Vicinity) 
C. Aerial Map (Parcel) 
D. Site/Tentative Map 
E. General Plan Map 
F. Zoning Map 
G. Adjacent Owner Map 
H. Fire Hazards Map 
I. Flood Zone 
J. Dam Inundation 

K. Slope Map 
L. Soils Map 
M. Williamson Act Map 
N. Wildland-Urban Interface 
O. Important Farmlands 
P. School District 
Q. Water District 
R. Hopland Area Municipal Advisory Council 
S. Crop Types 
T. Hopland Public Utility District Service Area 

 
RESOLUTION AND CONDITIONS OF APPROVAL (EXHIBIT A): 
 
NEGATIVE DECLARATION AND INITIAL STUDY AVAILABLE ONLINE AT: 
https://www.mendocinocounty.gov/departments/planning-building-services/boards-and-
commissions/public-hearing-bodies/planning-commission  

https://www.mendocinocounty.gov/departments/planning-building-services/boards-and-commissions/public-hearing-bodies/planning-commission
https://www.mendocinocounty.gov/departments/planning-building-services/boards-and-commissions/public-hearing-bodies/planning-commission

