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OWNER/APPLICANT: DAVID SCHNEIDER 
 990 WEST WATERFRONT DRIVE 
 EUREKA, CA 95501 
 
AGENT: RYAN SCHNEIDER 
 990 WEST WATERFRONT DRIVE 
 EUREKA, CA 95501 
 
REQUEST: Placement of 5,660± acres into Williamson Act (Agricultural 

Preserve). 
 
LOCATION: Approximately 4± miles southeast of Covelo Town Center, lying 

2.25± miles southeast of the intersection of CR 327 B (Hill Road) 
and CR 329 (Dobie Lane), and bordering the north bank of the 
Middle Fork Eel River. 

 
TOTAL ACREAGE: 5,660± Acres 
 
ZONING: Rangeland  
 
ADJACENT ZONING: North: Timber Production, Public Facilities, Agricultural; East: 

Public Facilities; South: Rangeland, Public Facilities; West: 
Rangeland    

  
GENERAL PLAN: Rangeland – 160 acre minimum (RL-160) 
 
SURROUNDING LOT SIZES: North:   1-160± Acres 
 East:   1-160± Acres 
 South: 1-160± Acres  
 West: 1-160± Acres  
 
EXISTING USES: Agricultural 
 
SURROUNDING LAND USES: North, South and West: Agricultural; East: National Forest 
 
SUPERVISORIAL DISTRICT: 3 

 
OTHER RELATED APPLICATIONS ON SITE AND SURROUNDING AREA:  
 

• #A 3-1995- This Agricultural Preserve placed approximately 24,000 acres of land into a 
Williamson Act contract, including the parcels subject to the current application. 

 
• #CC 39-1984- This Certificate of Compliance recognized ninety-one parcels. These parcels were 

the subject of Agricultural Preserve #A 3-1995. 
 
PROJECT DESCRIPTION:  The applicant proposes to place approximately 5,660 acres into a Type II 
Agricultural Preserve. 5,165 acres of the 5,660 acres in this application were under Agricultural Preserve 
until January 1, 2011. The applicant was asked to complete a Reporting Statement to Maintain 
Agricultural Preserve Eligibility as required by Mendocino County Code Section 22.08.090. Based on the 
information supplied in that report, the Resource Lands Protection Committee (RLPC) determined that Mr. 



STAFF REPORT FOR AGRICULTURAL PRESERVE #A 4-2013 
 PAGE PC-2 

 
 
Schneider was not meeting the minimum production standards to keep the acreage in agricultural 
preserve, initiating a “rollout” from Williamson Act. The previous Williamson Act contract is set to expire in 
2021. This application essentially requests to reestablish the Agricultural Preserve status of those lands, 
and add an additional 495 acres. 
 
The property is currently bordered on the west by Agricultural Preserves with National Forest to the east.  
No improvements exist on the property other than a stock corral. Surrounding properties are comprised of 
sparsely scattered development in the general area.      
 
APPLICANT’S STATEMENT:  The following information was included with the application materials for 
the project:   

 
The purpose of this application is to rectify the cancelation of my Williamson Act contract 
on my Covelo ranch. My ranch has been in the Williamson Act program since 1997 when 
it was a portion of the 30,000± acre Diamond H Ranch. The Diamond H was subdivided 
into four ranches with only mine being dropped from the program. Since my purchase of 
the ranch in 1998 I have continued to run cattle and horses on the ranch as was 
historically done. Several of the years I leased the ranch for grazing as supplemental 
income to my own cattle. I use the ranch for winter grazing moving cattle from my 
Arcata/Bayside ranch during the winter months. During that time the ranch has carried 
150 pairs with a summertime low of 30 pairs. This is in addition to the 32 horses we 
maintain full time on the ranch as well as other typical ranching activities. We have 
continuously maintained the watering ponds and springs, fences, stock corrals, feeding 
bins, roads, irrigation systems, etc… We have also completed controlled burns on the 
ranch every year to improve grazing. In 2009, 3,200 acres of the ranch was burned. This 
is not a “farmed” ranch. The ranch is composed of 42 patent parcels.  

  
STAFF ANALYSIS:   
 
General Plan 
The Mendocino County General Plan contains goals and policies pertinent to the protection of agricultural 
resources. Policy RM-110 specifically applies to Williamson Act contracts, stating “Consistent with State 
funding, encourage the creation and renewal of Williamson Act contracts on eligible agricultural lands….” 
The Resource Lands Protection Committee (RLPC) met on February 13, 2014, and on March 27, 2013, 
to discuss the eligibility of the proposed lands for the creation of a Williamson Act contract, including 
acreage requirements and the ability for the land to produce adequate forage for the proposed operation.  
 
Acreage 
Section 22.08.050(A) of the County Code states that the land must be “comprised of soils classified as 
grass, oak-grass, and other soils that may produce feed at the rate of forty (40) acres or less per animal 
unit (A.U.).”   
 
A minimum quantity of 142 animal units is required to qualify 5,650 acres, assuming the acreage is 
comprised of the required soil types. The applicant proposes an operation of “150 pairs” of cattle, where a 
cow/calf pair equates to one A.U., per the RLPC. Therefore, the operation proposed in the application 
meets the acreage minimums for a commercial rangeland agricultural preserve, provided the applicant’s 
ranch land can produce adequate forage (RLPC, April, 2014). 
 
Feed Production Capability of Acreage 
Section 22.08.050(A)(1) explains that, “An animal unit (A.U.) for the purposes of this chapter is defined as 
the quantity of forage required for good growth and production of one mature head of cattle or its 
equivalent in feed requirement; 4.8 tons of hay shall be deemed such feed requirement.” Based on the 
minimum quantity of 142 animal units, “to place the entire 5,660 acres into an Agricultural Preserve, there 
would need to be demonstrated an annual forage production of at least 680 tons” (RLPC).  
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Aerial photos show densely forested and chaparral-covered land (Page PC-7). Additionally, much of the 
land comprising the subject parcels is characterized by slopes 32 degrees or greater in grade (Page PC-
10). Due to these topographical and vegetative constraints, the RLPC was unable to verify the ability of 
the land to produce the necessary amount of forage (680 tons) to support a commercial rangeland 
operation of more than 142 animal units.  
 
The RLPC requested documentation from the applicant to “confirm the size and scope of the on-going 
agricultural production on the parcels in question,” including tax forms (1040 Schedule F), and the 
location of existing stock corrals on the property. Planning and Building Services received a letter from 
the applicant on April 7, 2014, stating, “Our accountant has advised us not to send personal tax 
information for fear of public disclosure” (Schneider, April, 2014). An accountant for the applicant did 
confirm that tax forms relating to an agricultural use on the subject parcels were filed for 2011, 2012, and 
filed for extension for 2013. Additionally, the applicant provided a map illustrating the location of a corral 
on the southern edge of the subject parcels. 
 
The presence of steep slopes and the appearance of dense forest and shrub vegetation on the majority of 
the parcel prevented the RLPC from recommending approval of the project. Specifically, the Committee 
states in its referral letter:  
 

Based on the lack of information received and the vegetative and slope analysis done, 
the RLPC will not be able to recommend approval of the application to have the entire 
5,660 acres property placed into an Agricultural Preserve.  Section 22.08.050(B) (2) 
specifies that the land must be in “continuous use” for livestock production for at least 1 
out of the past 3 years.  Without clearer documentation as to what the grazing operation 
consists of with respect to size and required area of operation, especially given the steep 
and forested characteristics of the vast majority of the proposed preserve, the RLPC is 
unable to support the project as proposed.    

 
Soils Analysis 
The property consists of twenty five (25) soil types identified on the Soil Survey Map issued by the United 
States Department of Agriculture, Soil Conservation Service (Page PC-11). Of these soil types, the 
following six soil types make up 87.4 percent of the subject parcels (no other soil type composes more 
than 3 percent of the total project area):  
 

• Hopland-Witherell-Squawrock – 30 to 50 percent slopes (1,571 acres, 27.5 percent) 
• Maymen-Woodin-Etsel – 30 to 50 percent slopes (1,099 acres, 19.2 percent) 
• Yorkville-Yorktree-Squawrock – 30 to 50 percent slopes (788 acres, 13.6 percent) 
• Dingman-Beaughton – 5 to 50 percent slopes (573 acres, 10.0 percent) 
• Hopland-Woodin – 30 to 50 percent slopes (534 acres, 9.4 percent) 
• Sanhedrin-Kekawaka-Speaker – 30 to 50 percent slopes (439 acres, 7.70 percent)  

 
The Soil Survey characterizes the above mentioned soils as follows: 
 

Hopland-Witherell-Squawrock – 30 to 50 percent slopes 
• This map unit is on hills and mountains. The vegetation is mainly hardwoods on the Hopland soil 

and annual grasses and forbs on the Witherell and Squawrock soils. 
• This unit is about 35 percent Hopland loam, 30 percent Witherell loam, and 20 percent 

Squawrock gravelly loam. 
• The Hopland soil is used for firewood production, and the Witherell and Squawrock soils are used 

for livestock grazing. This unit is also used as wildlife habitat or watershed. 
• The production of forage is limited by the steepness of slope, by the restricted available water 

capacity, and by the shallow rooting depth of the Witherell soil. 
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• The main limitations affecting range management on this soil are the slope and the effective 
rooting depth. The slope limits access by livestock and results in overgrazing of the less sloping 
areas. 

 
Maymen-Woodin-Etsel – 30 to 50 percent slopes 
• This map unit is on mountains. The vegetation is mainly brush and hardwoods. 
• This unit is about 35 percent Maymen loam, 30 percent Woodin extremely gravelly sandy loam, 

and 15 percent Etsel gravelly sandy loam. 
• This unit is used mainly as watershed or wildlife habitat or for recreation. 
• The natural vegetation on this unit is mainly brush because of the limited soil depth and the 

restricted available water capacity. 
 
Yorkville-Yorktree-Squawrock – 30 to 50 percent slopes 
• This map unit is on hills and mountains. The vegetation is mainly annual grasses and forbs on the 

Yorkville and Squawrock soils and hardwoods on the Yorktree soil. 
• This unit is about 35 percent Yorkville clay loam, 35 percent Yorktree loam, and 15 percent 

Squawrock gravelly loam. 
• The Yorkville and Squawrock soils are used for livestock grazing, and the Yorktree soil is used for 

firewood production. This unit is also used as wildlife habitat or watershed. 
• The production of forage is limited by the susceptibility of the soil in this unit to compaction when 

moist and the restricted available water capacity of the Squawrock soil. 
• The slope is a limitation in areas of this unit. It limits access by livestock. 
 
Dingman-Baughton – 5 to 50 percent slopes 
• This map unit is on hills and mountains. The native vegetation is mainly chaparral and mixed 

cypress-pine woodland. 
• This unit is 45 percent Dingman cobbly clay loam and 40 percent Beaughton gravelly loam. 
• This unit is used mainly as watershed, wildlife habitat, and recreation areas. 
• The natural vegetation on this unit is mainly brush because of the limited soil depth, limited 

available water capacity, low soil fertility caused by the ratio of calcium to magnesium, and 
climate. 

 
Hopland-Woodin – 30 to 50 percent slopes 
• This map unit is on hills and mountains. The native vegetation is mainly oaks, annual grasses and 

occasional Douglas fir. 
• This unit is 40 percent Hopland loam and 30 percent Woodin gravelly sandy loam. 
• Most areas of this unit are used as watershed and wildlife habitat. A few areas are used for 

firewood production. 
 
Sanhedrin-Kekawaka-Speaker – 30 to 50 percent slopes 
• This map unit is on hills and mountains. The native vegetation is mainly conifers and oak. 
• This unit is 40 percent Sanhedrin gravelly loam, 25 percent Kekawaka loam, and 20 percent 

Speaker gravelly loam. 
• This unit is used for timber production and as watershed and wildlife habitat. 

 
Of these six soil types that make up 87.4 percent of the total application area, only Hopland-Witherell-
Squawrock and Yorkville-Yorktree-Squawrock are “used for livestock grazing” and have mainly annual 
grasses and forbs vegetation (approximately 1,359 acres). At least 46.3 percent of the total acreage 
consists of soil types not consistent with commercial rangeland uses, per the USDA Soil Survey, with the 
potential for major forage and grazing limitations due to slope, soil compaction, water capacity and rooting 
depth. Based on interpretation of the soil types, the parcels in consideration for agricultural preservation 
appear to be unsuited to produce the 680 tons of forage necessary to support 142 animal units, the 
minimum number of animal units required for a 5,660 acre operation. 
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GENERAL PLAN CONSISTENCY RECOMMENDATION:  General Plan Policy RM-110 states, 
“Consistent with State funding, encourage the creation and renewal of Williamson Act contracts on 
eligible lands….” The land subject to this Agricultural Preserve application is ineligible for Williamson Act 
contracts, based on the land’s apparent inability to produce the required amount of forage for the required 
quantity of animal units necessary to qualify the 5,660 acre operation. Absent additional information from 
the applicant, based on the analysis of soils and land topography, and with the guidance of the Resource 
Lands Protection Committee, findings cannot be made to support consistency with the General Plan’s 
requirement of Williamson Act land eligibility.  

 
ENVIRONMENTAL CONSIDERATIONS:  The application is exempt from the California Environmental 
Quality Act (CEQA), Class 17. 

  
STAFF RECOMMENDATION:  Staff recommends denial of this agricultural preserve application as 
presently submitted. The number of acreage proposed for preservation requires a minimum of 142 animal 
units. Based heavily on the expertise of the Resource Lands Protection Committee, the terrain, vegetation 
and soil types of the land in the application prevent the production of adequate forage to support 142 
animal units, and is therefore inconsistent with General Plan Policy RM-110. 

 
RECOMMENDED MOTION:  That the Planning Commission recommends to the Board of Supervisors 
denial of #A 4-2013 finding there to be insufficient data supporting the request for an agricultural 
preserve, pursuant to the requirements of County Code 22.08.050.   

 
 
 

____________________________ _________________________________ 
 DATE SCOTT PERKINS 
  PLANNING TECHNICIAN 
 
SP/hm 
May 2, 2014 
 
Categorically Exempt 
 
 

 
 
  

REFERRAL AGENCIES REFERRAL NOT 
RETURNED 

REFERRAL 
RECEIVED 

"NO COMMENT" 
COMMENTS 
RECEIVED 

Agriculture Commissioner   X 
Assessor   X 
Building Inspection   X 
Department of Transportation X   
Environmental Health X   
Forestry Advisor X   
Resource Lands Protection Comm.   X 
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