
 
 PLANNING COMMISSION  APRIL 21, 2016    

 STAFF REPORT- UP_MAJOR_RENMOD_INLD UR_2015-0001 
 

  
 
 

SUMMARY 
 
 
OWNER: WILSON, MICHELLE 
 1114 MOUNT GEORGE AVE. 
 NAPA, CA 94558 
 
APPLICANT: SHRABEL CHARLES T & KATHLEEN C 
 9612 BERKSHIRE WAY 
 WINDSOR, CA 95492 
 
REQUEST:  Renewal of Use Permit #U 11-93 to authorize the 

continued operation of a 17 space mobile home park 
known as Little Lake Mobile Estates. 
 

DATE DEEMED COMPLETE: January 25, 2016 
 
LOCATION:  1± mile north of Willits, lying on the west side of Highway 

101, approximately 1.5± miles north of the intersection of 
Highway 101 and Sherwood Road (CR 311), and in the 
vicinity of the State weigh station, located at 24800 N 
Highway 101, WILLITS; APN 038-020-46. 

 
TOTAL ACREAGE:  11.5± acres 
 
GENERAL PLAN:  Suburban Residential (SR) 
 
ZONING:  Suburban Residential- 40,000 square foot minimum, 

Airport Height Zone, Flood Plain (SR 40K, AH, FP) 
 
SUPERVISORIAL DISTRICT:  3 
 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt, Class 1 
 
RECOMMENDATION:  Approve with Conditions 
 
STAFF PLANNER:  ADELE PHILLIPS 
 
 

BACKGROUND 
 

 
PROJECT DESCRIPTION:   
 
The applicant is requesting to renew Use Permit #U 11-93 in order to authorize the continued operation of 
a 17 space mobile home park known as Little Lake Mobile Estates. The subject property also contains a 
single family residence, a laundry facility for use by the mobile home park tenants, and a tool shed. All 17 
spaces are connected to an existing water source (well), and shared septic tank. The single family 
residence has its own septic system. 
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The subject property is located approximately one mile north of Willits, situated on the west side of 
Highway 101, directly south of the State weigh station. The developed area of the subject property is 
relatively flat, sloping upward toward the west. The existing improvements are located within the eastern 
portion of the subject property. 
 
RELATED APPLICATIONS:   
 
On-Site 
 
• U 34-69 approved a 27 unit mobile home park, only 12 were developed. The use permit was 

approved on July 18, 1969, for a period of 20 years, and subsequently expired July 18, 1989.  
• U 29-72, approved by the Planning Commission on May 18, 1972, allowed for the expansion of an 

existing 12 mobile home spaces to include 9 RV spaces for overnight use. Permit also expired July 
18, 1989.   

• U 11-93 approved the continued operation of a 17 space mobile home park. No distinction was 
made between mobile home spaces and RV spaces, and it appears that the previously permitted 9 
RV spaces may have been developed into mobile home spaces. Permit was approved October 7, 
1993, and expired October 17, 2013. 

• B 89-95 approved on January 12, 1996, allowed the transfer of 20 ac. from the subject parcel to the 
adjacent parcel to the south (038-020-47). 

 
Neighboring Property 
 
• None. 

 
SITE CHARACTERISTICS:   
 
The eastern 1/3 of the parcel has been developed into a mobile home park comprising a total of 17 
spaces. All spaces are rented for periods greater than 30 days. Also existing on the property is a single 
family residence, a laundry facility for use by the mobile home park tenants, and a tool shed. The western 
2/3 of the parcel is wooded and steeply sloped.  
 
The property is bounded to the east by State Highway 101. The driveway is immediately adjacent to the 
exit of the State weigh station. The parcels to the north, south, and west of the subject parcel are 
residentially developed. The parcel to the east of the subject parcel is open space and will be developed 
as part of the Caltrans Willits Bypass Project. 
 
Floodplain / Floodway. The eastern margin of the property and 6 of the 17 mobile home lots lay within a 
flood zone.  Any development in the flood zone is required to obtain a Flood Hazard Zone Development 
Permit through County of Mendocino Department of Planning and Building Services (PBS).  However, no 
new development is proposed as part of the use permit. 
 
Natural Diversity Database. Upon review of the California Natural Diversity Database, staff has found that 
surrounding properties to the east contain the rare plant Limnanthes bakeri (Baker’s meadowfoam). The 
Natural Diversity Database states that Baker’s meadowfoam is located in the northern end of Little Lake 
Valley, between HWY 101 and the Reynolds HWY, north of Willits. 

 
As the project is located on the west side of HWY 101 and contains no freshwater marshes—which the 
Baker’s meadowfoam favors as a habitat—staff does not anticipate any significant impacts upon rare 
plants. Furthermore, this entitlement is only for the continued use of an existing mobile home park with no 
further development to occur. 
 
Airport CLUP Planning Area. The subject parcel exists within Airport Zone C of Ells Field. However, 
because the project does not request an increase in intensity of current development, approval from the 
Airport Land Use Commission is not required. 
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SURROUNDING LAND USE AND ZONING: 

 
PUBLIC SERVICES: 
 
Access: HWY 101 
Fire District: Little Lake Fire District 
Water District: None 
Sewer District: None 
School District: Willits Unified  
 
AGENCY COMMENTS:     
 
 On December 30, 2015, project referrals were sent to the following responsible or trustee agencies with 
jurisdiction over the Project.  Their required related permits, if any, are listed below.  Their submitted 
recommended conditions of approval are contained in Exhibit A of the attached resolution.   Any condition 
of approval that would trigger a project modification or denial is discussed in full as a key issue in the 
following section. 
 
 

REFERRAL AGENCIES RELATED 
PERMIT COMMENT DATE 

    
Department of Transportation  No Comment 1/5/2016 

Environmental Health - Ukiah 

Per EH, site has a 
NCRWQCB septic 
permit. All Water 
Board conditions 
and permit must 

be met. 

Comments 1/15/2016 

Building Services - Ukiah PBS  No Response  
Airport Land Use Commission  No Comment 1/7/2016 
California Highway Patrol  No Comment 1/7/2016 
Little Lake Fire District  No Comment 1/7/2016 
Emergency Services  No Response  
CalFire  No Response  
Assessor  No Response  

Department of Housing and 
Community Development 

Permit with HCD 
(Park ID No. 23-
0177-MP) valid 
through October 

31, 2016, to 
operate a 17 unit 

mobile home park.  

No Response  

Caltrans  No Comment 1/26/16 
Dept. of Fish & Wildlife  No Response  

 
 

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH RR10, SR RR, SR, FP, AH 68.40± RESIDENTIAL 
EAST AG40 AG40, FP, AH UNKNOWN HWY 101 

EXPANSION 
SOUTH SR SR, FP, AH 8± RESIDENTIAL 
WEST RR10, SR RR, SR, AH, SS 54± RESIDENTIAL 
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KEY ISSUES 
 
1. General Plan and Zoning Consistency: 

 
The proposed project is consistent with the following applicable goals and policies of the General 
Plan: 
 
Housing Element Goal 1: Develop healthy and well-balance communities through cooperation 
between public and private entities. 
 
Policy 1.1: Promote safe and healthy housing arrangements for residents of all income levels. 
 
Goal CP-W-1: Coordinate planning and development of the areas around Willits in a manner that 
complements the City of Willits’ role as the local center for services and civic life. 

 
Policy CP-W-6: The County shall actively plan for changes in circulation and associated effects that 
will accompany the US 101 Willits Bypass. The following concepts shall be included in the county’s 
plans for the Willits area when the Bypass is complete: … 
 
• Maintain land use patterns as they existed in 2007 around the Bypass interchanges unless 

contiguous to the City… 
 

Policy CP-W-6: The County shall collaborate with the City of Willits in providing services, housing and 
economic opportunity to support a healthy community. 

 
Policy RM-134: The County shall seek to protect the qualities of the nighttime sky and reduce energy 
use by requiring that outdoor nighttime lighting is directed downward, kept within property boundaries, 
and reduced both in intensity and direction to the level necessary for safety and convenience 
(Condition #11). 
 
The site is subject to General Plan Policy DE-13, which specifies the intent and general uses for 
Suburban Residential (SR) designated lands. Mobile home parks are identified by Policy DE-13 as a 
general use of the SR designated land use category. 
 
As evidenced by the General Plan land use map and the zoning map (Attachments G and H), the site 
is within the bounds of the Suburban Residential Zoning District. This land use description and zoning 
is intended to create and enhance neighborhoods where a mixture of residential, public facilities and 
services and community oriented commercial uses are desired. Mobile home parks are allowed via a 
Major Use Permit. The mobile home park use type, defined in Section 20.016.035 of Mendocino 
County Code, Title 20, Division 1, refers to the residential occupancy of mobile homes by families on 
a monthly or longer basis. The requested Use Permit Renewal would continue this allowed use. 
 
In 1969, when the initial entitlement was granted through Use Permit # U34-69, “Mobile Home Park” 
was defined in Section 20-5 of the Mendocino County Code as the following: 
 

“Any area or tract of land occupied by two or more mobile homes or any area or tract of 
land where one or more mobile homes are rented or leased or held out for rent or lease 
to accommodate mobile homes used for human habitation. The rental paid for any such 
mobile home shall be deemed to include the lot it occupies. This definition includes trailer 
park…any of which shall consist of: 

 (1) A minimum site area of five (5) acres. 

 (2) A minimum of ten (10) sites of spaces in the initial development. 

(Ord. No. 359, Sec. 6.52, adopted 1956, amended by Ord. No. 581, adopted 1969.)” 
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Until the adoption of Ord. No. 581, neither mobile home park, nor any analogous use, was defined in 
Mendocino County Code. Therefore, the above text represents the earliest development standards 
applicable specifically to mobile home parks. 

 
2. Use Permit: 
 

In the years following the initial granting of entitlement in 1969, all building file records for mobile 
home parks were transferred to the State. The County has no documentation of the subject property’s 
earliest development. However, because the entitlement was granted through a hearing process, it is 
assumed that any development standards (such as circulation, septic, water, and yards) were 
considered by the Planning Commission, and that the proposed development complied with the 
standards.  

This entitlement is only for the continued use of an existing mobile home park with no further 
development to occur. 

With regard to the findings which must be made in order to support the subject Use Permit: 
 
• Access is provided by a private drive extending west from HWY 101. Utilities have already been 

installed to support the Project. The Project will not alter existing drainage patterns. 

• Upon reviewing the project, staff did not find any impacts from the project that would 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 the proposed use, or be 
detrimental or injurious to property and improvement in the neighborhood or to the general 
welfare of the county. 

• The Suburban Residential zoning district allows for the establishment and operation of a Mobile 
Home Park, subject to obtaining a major use permit. The integrity of the zoning district will not 
be diminished as a result of the project.  

3. Environmental Protection:  
Projects which involve no expansion of an existing use are eligible for a Class 1 (Existing Facility) 
Categorical Exemption from the California Environmental Quality Act (CEQA). Consequently this 
project is exempt from further environmental review. 

RECOMMENDATION 

By resolution, adopt a Categorical Exemption, Class 1, and grant a Use Permit for the Project, as 
proposed by the applicant, based on the facts and findings and subject to the conditions of approval 
found in Exhibit A. 
 
 
 April 5, 2016      Signature on File 

 
 DATE ADELE PHILLIPS 
 
AP/at 
March 14, 2016 
Appeal Period: 10 Days 
Appeal Fee: $910.00 
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ATTACHMENTS: 
 
A. Location Map 
B. Aerial Map 
C. Plot Plan 
D. Assessor’s Map 
E. Adjacent Owner Map 
F. Zoning Map 
G. General Plan 
H. Fire Hazards Map 
I. Flood Zone Map 
J. Earthquake Hazard Zones Map 
K. Airport Zone Map 
L. Current HCD Permit 
 
 
EXHIBIT A: RESOLUTION AND CONDITIONS OF APPROVAL 



  ATTACHMENT A 
 

 

 



  ATTACHMENT B 
 

 

  



  ATTACHMENT C 
 

  



  ATTACHMENT D 
 

 

 



  ATTACHMENT E 
 

 

 



  ATTACHMENT F 
 

 

 



  ATTACHMENT G 
 

 

 



  ATTACHMENT H 
 

 

 



  ATTACHMENT I 
 

 

 



  ATTACHMENT J 
 

 

 



  ATTACHMENT K 
 

 

  



  ATTACHMENT L 
 

 



Resolution Number _________ 
 

County of Mendocino 
Ukiah, California 
APRIL 21, 2016 

  
 

 UR_2015-0001 –  Michelle Wilson and Charles Shrabel, Little Lake Mobile Estates 
 

 
Resolution of the Planning Commission, County of Mendocino, State of 
California, certifying that the project is   Categorically Exempt from the 
California Environmental Quality Act and granting a Use Permit Renewal 
to authorize the continued use of an existing mobile home park situated 
1± mile north of Willits, lying on the west side of HWY 101, approximately 
1.5± miles north of the intersection of HWY 101 and Sherwood Rd. 
(CR#311), and in the vicinity of the State weigh station. Address: 24800 
N. Hwy 101, Willits; APN 038-020-46. 

 
WHEREAS, the applicants, Michelle Wilson and Charles Shrabel, filed an application for a Use 

Permit Renewal #UR_2015-0001 with the Mendocino County Department of Planning and Building 
Services to authorize the continued use of an existing mobile home park (the “Project”) situated 1± mile 
north of Willits, lying on the west side of HWY 101, approximately 1.5± miles north of the intersection of 
HWY 101 and Sherwood Rd. (CR#311), and in the vicinity of the State weigh station. 24800 N. Hwy 101, 
Willits; APN: 038-020-46; General Plan Land Use Category Suburban Residential (SR); Zoning Suburban 
Residential (SR 40K); Supervisorial District 3; and 
 

WHEREAS, the Project was determined to be Categorically Exempt, Class 1 (Existing Facilities), 
from California Environmental Quality Act (CEQA); and 
 

WHEREAS, in accordance with applicable provisions of law, the Planning Commission held a 
public hearing on,  April 21, 2016, at which time the Planning Commission heard and received all relevant 
testimony and evidence presented orally or in writing regarding the  Categorical Exemption and the 
Project.  All interested persons were given an opportunity to hear and be heard regarding the Categorical 
Exemption and the Project; and 
 

WHEREAS, the Planning Commission has had an opportunity to review this Resolution and finds 
that it accurately sets for the intentions of the Planning Commission regarding the Categorical Exemption 
and the Project. 
 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission makes the following findings; 
 

1. Environmental Finding: 
The project is Categorically Exempt from the provisions of CEQA, per Article 19, as it involves no 
expansion of an existing use and is considered an Existing Facility (Class 1). 

 
2. General Plan Finding: 

The Project is consistent with the property’s General Plan designation of Suburban Residential 
(SR) and with applicable goals and policies of the General Plan as subject to the Conditions of 
Approval found in Exhibit A of the resolution. 

 
3. Use Permit Findings: 

a. That the establishment, maintenance or operation of a use or building applied for is in 
conformity to the General Plan;  
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b. That adequate utilities, access roads, drainage and other necessary facilities have been 
or are being provided;  

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; 

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

BE IT FURTHER RESOLVED that the Planning Commission hereby grants the requested Use 
Permit #UR_2015-0001 subject to the Conditions of Approval in Exhibit “A”, attached hereto. 
 

BE IT FURTHER RESOLVED that the Planning Commission designates the Secretary as the 
custodian of the document and other material which constitutes the record of proceedings upon which the 
Planning Commission decision herein is based.  These documents may be found at the office of the 
County of Mendocino Planning and Building Services, 860 North Bush Street, Ukiah, CA 95482. 
 

BE IT FURTHER RESOLVED that the Planning Commission action shall be final on the 11th day 
after the date of the Resolution unless an appeal is taken. 
 
 
I hereby certify that according to the Provisions of Government Code Section 25103 delivery of this 
document has been made. 
 
ATTEST: ADRIENNE M. THOMPSON 
 Secretary to the Planning Commission 
 
 
By:_______________________________  
 
 
BY: STEVEN D. DUNNICLIFF  MOLLY WARNER, Chair 
 Director Mendocino County Planning Commission 
 
 
_______________________________________  
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EXHIBIT A 

 
CONDITIONS OF APPROVAL 

SHRABEL/WILSON 
APRIL 21, 2016 

 
Use Permit Renewal #UR_2015-0001 

  
 

Renewal of Use Permit #U 11-93 to authorize the continued use of an 
existing mobile home park known as Little Lake Mobile Estates, and 
situated 1± mile north of Willits, lying on the west side of HWY 101, 
approximately 1.5± miles north of the intersection of HWY 101 and 
Sherwood Rd. (CR#311), and in the vicinity of the State weigh station. 
Address: 24800 N. Hwy 101, Willits; APN 038-020-46. 

 
 
APPROVED PROJECT DESCRIPTION:  Renewal of Use Permit #U 11-93 to authorize the continued 
operation of a 17 space mobile home park known as Little Lake Mobile Estates. 
 
CONDITIONS OF APPROVAL: 
 
The following conditions must be complied with for the duration of this permit: 
 
1. This permit shall become effective after all applicable appeal periods have been expired or appeal 

processes exhausted. Failure of the permittee to make use of this permit within one (1) year or failure 
to comply with payment of any fees within specified time periods shall result in the automatic 
expiration of this permit. 

 
2. In the event that the use of the facility should cease operation for a period exceeding one year or 

more, the use shall be deemed invalid and a new use permit will be required for the operation as 
approved by UR_2015-0001. 

 
3. In the event that the use of the facility should become more intensive, or expand beyond that of this 

entitlement, the use shall be deemed invalid and a new use permit will be required for the operation 
as approved by UR_2015-0001. 

 
4. The use and occupancy of the premises shall be established and maintained in conformance with the 

provisions of Title 20 of the Mendocino County Code unless modified by conditions of the use permit. 
 
5. The application, along with supplemental exhibits and related material, shall be considered elements 

of this entitlement and that compliance therewith mandatory, unless a modification has been 
approved by the Planning Commission. 

 
6. This permit shall be subject to revocation or modification by the Planning Commission upon a finding 

of any one or more of the following grounds. Any such revocation shall proceed as specified in Title 
20 of the Mendocino County Code. 
 
a. That such permit was obtained or extended by fraud, 
b. That one or more of the conditions upon which such permit was granted have been violated. 
c. That the use for which the permit was granted is so conducted as to be detrimental to the public 

health, welfare or safety, or as to be a nuisance. 
 

7. This permit is issued without a legal determination having been made upon the number, size or shape 
of parcels encompassed within the permit described boundaries. Should, at any time, a legal 

2.UR 2015-0001 Shrabel (MHP) RESOLUTION FOR APPROVAL 4/5/2016 11:15 AM 



determination be made that the number, size or shape of parcels within the permit described 
boundaries are different than that which is legally required by this permit, this permit shall become 
null and void. 

 
8. The applicant/owner shall obtain all authorizations required by and comply with all conditions 

established by the following agencies having jurisdiction over the project, including, but not limited to 
the following. Any requirements imposed by any County, State and Federal agency having jurisdiction 
shall be considered a condition of this permit. 
 
a. California Regional Water Quality Control Board 
b. California Department of Housing and Community Development 
c. California Department of Forestry and Fire Protection 
 

9. It shall be the responsibility of the applicant/owner to ensure that contractors engaged to perform 
work on the site are aware of the conditions of this permit, and that all work performed is in 
compliance with applicable conditions. 

 
10. The applicant/owner shall maintain a fifty (50) foot Corridor Preservation Setback from the centerline 

of State HWY 101, as required by U_1993-0011 and recommended by California Department of 
Transportation’s letter dated June 3, 1993, on file with the Department of Planning and Building 
Services. 

 
11. All lights, whether installed for security, safety, or landscape design purposes, shall be shielded or 

shall be positioned in a manner that will not shine light or allow light glare to exceed the boundaries of 
the parcel on which it is placed. 

 
12. The access driveway and interior circulation routes shall maintained in such a manner as to insure 

minimum dust generation subject to the Air Quality Management District's dust regulations. 
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