
 

 
 

MENDOCINO COUNTY PLANNING COMMISSION 
 
 
MINUTES FOR THE MEETING HELD ON: October 6, 2016 
 
LOCATION: Mendocino County Board of Supervisors Chambers 
 501 Low Gap Road, Room 1070  
 Ukiah, California 
 
COMMISSIONERS PRESENT: Krueger, Nelson, Warner, Holtkamp, Little, Hall  
 
COMMISSIONERS ABSENT: Ogle 
 
PLANNING & BLDG SVC STAFF PRESENT: Steve Dunnicliff, Director 
 Andy Gustavson, Chief Planner 
 Adele Phillips, Planner II 
 Robert Dostalek, Planner III 
 Danielle Fitts, Staff Assistant III 
  
  
OTHER COUNTY DEPARTMENTS PRESENT: Matthew Kiedrowski, Deputy County Counsel 
  
1. Roll Call. 
 
 The meeting was called to order at 9:00 a.m.  
 Note: Commissioner Nelson was not present until 9:04 a.m.  
 
2. Planning Commission Administration. 
 

2a. Determination of Legal Notice.  
 
The Clerk advised the Commission that all items had been properly noticed. 

 
3. Director’s Report and Miscellaneous. 
 
 Director, Steve Dunnicliff, had no items to be reported on at this time. 
 
4. Matters from Public. 

 
No one was present from the public who indicated a desire to address the Commission. 

 
5. Consent Calendar. 

 
None.   

 
6. Regular Calendar. 
 

6a.  CASE#:  R_2016-0001 
DATE FILED:  5/20/2016 
OWNER/APPLICANT:  RUSTIC RETIREMENT LLC 
AGENT:  CHERYL MURPHY  
REQUEST:  Rezone of 160± acres from RL to TP - Timberland Production Zone. 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt 

 LOCATION:  4.5± miles north of Boonville, accessible by 0.5± mile private drive located, 3.5± miles on Peachland Road (CR 
128), from its intersection with Highway 128, located at 9120 Peachland Rd., Boonville, CA 95415 
STAFF PLANNER:  ADELE PHILLIPS 
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 RECOMMENDED ACTION: Recommend approval to the Board. 
 

Adele Phillips, Staff Planner, reviewed the rezone application for the above mentioned parcel. Adele 
stated that based on the info provided in the non-industrial timber management plan, the applicant 
has met all criteria to qualify as a Timber Production Zone. Thus, staff is recommending approval. 
 
Chair Warner requested a copy of the conditions of approval from Staff. Adele informed the 
Commission that there are none, as it is a rezone and exempt from CEQA review. 
 
Chair Warner opened the meeting to the Public for comment. There was no one present from the 
public who wished to comment at this time. 
 
Chief Planner, Andy Gustavson, informed the commission that Staff will need to modify the Staff 
Report by striking the text that states, “…subject to conditions of approval…” and replacing it with, 
“…based on the facts and findings contained in the resolution.” Andy continued by noting that in the 
Resolution, after the 3rd finding on page 2, the text “…subject to the Conditions of Approval in Exhibit 
‘A’” should be modified to state “as illustrated by Exhibit ‘A’.” 
 
Upon motion by Commissioner Hall, seconded by Commissioner Holtkamp, and carried by the 
following roll call vote (5-0), IT IS ORDERED: The Commission approves the zone reclassification 
from Rangeland to Timberland Production Zone, subject to the recommended modifications to the 
Staff Report and Resolution. 
 
AYES: Little, Krueger, Hall, Holtkamp, Warner 
NOES: None 
ABSTAIN: Nelson 
ABSENT: Ogle 

 
6b. CASE#:  R_2016-0003 

DATE FILED:  5/31/2016 
OWNER/APPLICANT:  MELVIN L & CHRISTINE ROSCHELLE  
REQUEST:  Rezone of an 119± acre property from Range Land (RL) to Timberland Production (TP). 
ENVIRONMENTAL DETERMINATION:   Categorically Exempt 

 LOCATION:  9.5± miles north of Potter Valley, 3± miles from the end of Ridgeway Highway, located at 23700 Ridgeway 
Highway. 
STAFF PLANNER:  ADELE PHILLIPS 

 RECOMMENDED ACTION: Recommend approval to the Board.  
 

Adele Phillips, Staff Planner, informed the Commission that this project is largely similar to the 
previous project (R_2016-0001), however, it is a different location and the property is currently in roll-
out from a Williamson Act Contract in Rural zoning. She informed the Commission that the proposed 
rezone will not change the contract. Staff is recommending approval, subject to the same 
documentation changes in the Staff Report as in case R_2016-0001. Adele noted that the resolution 
for this project has the correct verbiage.  
 
Mr. Roschelle, applicant, thanked the Commission for their consideration of the project. 
 
Chair Warner opened the meeting to the Public for comment. There was no one present from the 
public who wished to comment at this time. 
 
Upon motion by Commissioner Little, seconded by Commissioner Hall and carried by the following 
roll call vote (6-0), IT IS ORDERED: The Commission approves the zone reclassification from 
Rangeland to Timberland Production Zone, subject to the recommended modifications to the Staff 
Report as presented in previous case, less any changes to the Resolution. 
 
AYES: Little, Krueger, Nelson, Warner, Holtkamp, Hall 
NOES: None 
ABSENT: Ogle 
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6c. CASE#:  UR_2009-0002 
 DATE FILED:  June 27, 2016 
 OWNER/APPLICANT:  DHARMA REALM BUDDHIST ASSOCIATION  
 REQUEST:  Determine the proposed re-location of the approved City of Ten Thousand Buddha’s “International Institute for 

Philosophy and Ethics” (IIPE) East Campus approximately 400 feet north is in compliance with condition B-1 of the Use Permit 
UR 2009-0002.  The approved IIPE East Campus location allowed for its relocation to protect wetlands, significant trees and 
prime agricultural soils and consider drainage related concerns and visual impacts. 

 ENVIRONMENTAL DETERMINATION: Addendum to an EIR, or Negative Declaration per CEQA Guidelines Section 15164.      
 LOCATION:  Southeast of Ukiah, in the community of Talmage, lying east of the intersection of State Highway 222 (Talmage 

Road) and East Side Road, located at 4951 Bodhi Way (formerly 2001 Talmage Road); APN's 181-150-02, 181-160-26, 181-
160-27, 182-240-15, 182-240-16, 182-250-02 and 182-250-03. 

 STAFF PLANNER:  ROBERT DOSTALEK 
 RECOMMENDED ACTION: Find the proposed building site to be in compliance with UR_2009-0002; accepting the 

memorandum as an addendum to the adopted Negative Declaration.  
 

Chief Planner, Andy Gustavson, began the presentation by stating that the Dharma Realm Buddhist 
Association has a use permit, issued in 2011, to expand the facility on Talmage Road. As part of the 
conditions, Dharma Realm Buddhist Association was instructed that the disturbance to the wetlands 
must be minimal. Because construction has not yet began and due to the growth of the wetlands, the 
Dharma Realm Buddhist Association is proposing a new site location, approximately 400 feet to the 
north, to avoid the wetlands. Gustavson continued with informing the Planning Commission that it is 
not uncommon for projects to have modifications in development after a use permit has been issued. 
In most instances, Staff can make a determination of compliance without assistance from the 
Commission however, this project has more concerns and Staff will need the Planning Commission 
(PC) to make a judgment; if this modification is substantial or not. Gustavson concluded that it felt 
warranted enough to let the neighbors know, and bring forward to the Planning Commission to 
determine if the project will still be in compliance.  
 
Chair Warner stated it was a wise choice to bring the project to hearing. 
 
Robert Dostalek, Staff Planner, continued the presentation by reminding the Commission that this is 
a follow up to previous approval in 2011. Planning and Building Services is requesting that Planning 
Commission (PC) make a determination if moving this project will protect wetlands. This matter was 
noticed to neighbors as being brought to PC. All other conditions will remain in force and effect. 
Dostalek reminded the Commission that the proposed 249,000 square foot training facility has not yet 
been constructed. As a stipulation of the modification, Condition B1 will still apply to the project. 
Dostalek continued by stating the emphasis on the final building site should include focus on the 
projection of wetlands and the environmental impact. A recent survey has revealed the wetlands have 
expanded. Dostalek continued by displaying maps on the projector for the Commissioners to review; 
reflecting the original site plan verses the updated site. California Fish & Wildlife did not have any 
major concerns; however, Staff will continue to require documentation from agencies where 
jurisdiction is identified. The proposed project will be primarily visible from private property; the site is 
not a designated scenic resource. Staff is recommending the Planning Commission find the revised 
site plan to be in compliance with Condition B1, of the original use permit, and accept the 
memorandum as an addendum to the Mitigated Negative Declaration. 
 
Chair Warner, noted that there are many letters of correspondence and requested to hear from the 
applicant. 
 
Amy Chang-Chien, Facility Coordinator for the City of Ten Thousand Buddha’s, stated that this is a 
very meaningful campus, and provided a brief history of the campus. She stated their team has been 
working diligently on the proposed site plan; trying to coexist with the neighbors in harmony. She 
concluded with informing the Commission that the professional team is attending the meeting to 
answer any questions, and she would like to reserve 5 minutes after the public comments are heard 
to answer all questions. 
 
Chair Warner opened the meeting for public comment. 
 
[No speaker cards were provided to clerk; therefore some names may be incorrect or misspelled]. 
 



MENDOCINO COUNTY PLANNING COMMISSION OCTOBER 6, 2016 
MINUTES DRAFT PAGE 4 OF 8 
 
 

Jody Sangiacomo, neighbor, stated there is documentation reflecting it is not conforming to the 
CEQA guidelines or Environmental Impact Report. Sangiacomo continued by stating the land is prime 
Agricultural soil and is being encroached upon. He does not see the buffer of 1,200 feet to the north, 
should the site location change. He is concerned that this will change the current elevations, making 
the site visible from not only private property, but County roads. He feels 5 acres being moved 400 
feet is a large impact. He is not in support of the project. 
 
Mark Davis, business owner in Ukiah, is in support of the proposed site plan. Davis stated he has 
been working with the Dharma Realm Buddhist Association for over 35 years and feels they enhance 
the community and that the proposed project modification is a minor change. Davis requested that the 
Planning Commission approve the site modification.  
 
Ed Berry, Mill Creek resident, stated that the Agriculture Community and neighbors have had long 
extensive negotiations with the Buddhist over the heights of buildings and other items. He stated that 
they have come to agreement with the Buddhists and the Buddhists’ have complied with all the 
original requirements that may affect the Agriculture Community and feels this will enhance the 
situation. Barry is urging the Planning Commission to accept this request. 
 
Corey Sangiacomo requested to play a video for the Planning Commission. Warner requested the 
video wait until the after the break. 
 
Monique Pallitea stated she is here because she is concerned about the proposed location.  She 
stated that she has spoken with many residents of Ukiah, and does not know why this has never 
been discussed before. She feels all land is sacred. Referring to the projected map, Pallitea pointed 
out that the proposed new road is not needed and presented other ways around the property that can 
avoid affecting the wetlands. 
 
Alan Nicholson, neighbor, stated he is in support of campus being moved to the North, as that will 
avoid wetlands. He would like everyone to understand that since initial planning and approval, the wet 
land has increased in size and now they are just trying to avoid affecting the wetlands. 
 
Michael Poland stated he has gone out to the site and questioned condition B1 of the Environmental 
Impact Report (EIR). He stated that 80% of the people that live on nearby roads have signed a 
petition against the project modification. Poland, questions the validity of the EIR. They (petition 
signers and he) do not support the project. 
 
Following the Planning Commission meeting, Staff was provided a copy of the signed petition. 
 
Amy Sturgis stated her family has been here for a long time and they have noticed lots of ground 
water, while living on Mill Creek Road. She is concerned about the growth of the groundwater. 
Referencing the projected maps, she pointed out the growth of the wetlands in just a few years and 
feels that even moving the site will not avoid the wetlands and the wetlands continue to grow. Sturgis, 
would also like to note that the project has already started as they have removed trees and graded.  
 
Amanda with Greg Simpsons Trucking, stated she is in support with the project and feels the 
Buddhist have a large care for the land. 
 
Don Crawford thinks everyone has to have faith in how the building is designed. He fully supports 
project and thinks that it will be handled in a respectful way. 
 
Steve Somana stated he has a daughter that attends the Buddhist school and would he like to make 
a comment on project. Somana stated he has heard no mechanism of how the project would be bad, 
during the meeting, and would like specific facts of how this school will change the wetlands. He 
stated the comments he has heard are complaints but have no scientific facts backing them. He is in 
support of the project. 
 
Vicki Sangiacomo feels the previous project is completely different from the proposed project. She 
feels the area is important to the entire community as water flows start in the area and then spread to 
the Russian River and go south. The path and new access roads would create pretreated water flow 
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into the watershed. She continued by stating she feels this will be a loss of prime Agricultural land 
and many neighbors will be threatened by the movement of 400 feet to the north. She stated that this 
will create only a 200 foot buffer which was not part of the original use permit. 
 
Matt Finnegan, neighbor, stated he supports the project and asks that the Commission find that this 
is a minor change and approve it as such. Finnegan stated that he is not a land expert, but the 
Association seems to be trying to do their best to comply with original request by moving site location.  
 
Raymond Yay moved to the community to be with the City of 10,000 Buddha’s as he lost his peace 
in Texas. Mr. Yay is requesting that the Planning Commission consider the project and how it will 
bring people from all over the world to find peace. He would like the project approved. 
 
Kurt Harwood stated that he moved from San Francisco and had no idea that this project even 
existed. He is concerned about the community impact. He feels the lighting will impact his peace. He 
is also concerned about the access to the property and feels that traffic will be tremendous on narrow 
Mill Creek Road. He would like to speak to Staff regarding these concerns and would also like it noted 
that he never thought there would be a large building placed across the road from him when he 
purchased his property.  
 
Chair Warner informed Mr. Harwood that he could go by the Planning and Building Services office to 
have his questions answered. 
 
Ria Pitchard stated she bought her home in 2001, and has never heard of this project.  
 
Miguel Rodriguez stated he is not in support of the project. 
 
Nick Culohurts, expressed his concerns. 
 
Break 10:11am - 10:20am. 
 
Corey Sangiacamo presented a video for the PC. The video consisted of pictures of the current land 
and the proposed area, so the Planning Commission can visualize the changes being requested. The 
video had commentary as well; however no sound is available through the projector in the Board 
Chambers. 
 
Although requested by the Planning Commission and Staff following the meeting, Staff was not 
provided with a copy of the presented video. 
 
Commissioner Nelson commented on part of the video, confirming that the Buddhist own the 
vineyard to north. 
 
Corey Sangiacamo stated that the proposed site is Agricultural land for farmers and is against having 
a school out there as it will affect his personal investments in the land. 
 
Chair Warner closed public comment and provided the next few minutes for the Applicant to answer 
any questions they heard during the open session.  
 
Amy Chang-Chien started by stating that over the last 40 years, the Temple has become an integral 
part of the community and she appreciates the public’s comments. She would like to make it clear 
that there is a buffer of 2,300 feet to nearest neighbor on the North and 600 feet to the South. She 
can provide visuals from Guidiville Road should the Planning Commission like to review. She 
continued by stating that the Planning Commission has already talked about the proposed project 
impact, reflected in the conditions set forth in September 2011; such as any lighting shall be shielded, 
buildings can be no greater than 50 foot high and landscape plants shall serve as a buffer for road. 
Chang-Chien also wanted it noted that there have been no changes in square footage of the building. 
Concluding, Chang-Chien informed the Commission that Allen Huang was present to address 
access, and Bryan Momson was available to make comment as he is their legal advisor. 
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Chair Warner reminded to Planning Commission, that as stated by Amy Chang-Chien, the impacts of 
the project were addressed in 2011.  
 
Allen Huang informed the Commission that traffic referenced in the EIR does not go through Mill 
Creek Road and they will not be changing any access points, except for what is requested by 
Emergency Services. Nguyen stated that when the EIR was created, copies were mailed to 
neighbors, as the Dharma Realm Buddhist Association has continually tried to reach out to neighbors, 
notifying them of this project. The City of 10,000 Buddha’s’ Office is open daily, and neighbors are 
allowed to come by and have a cup of tea while discussing their concerns about the project. The 
projected occupancy is 525 people on campus daily. To put into perspective, Mendocino Community 
College has 4,000 people daily. The site plan also has the buildings scattered throughout the property 
instead of being one big concrete box. The only full time residents will be monks and nuns; not all 525 
people will be onsite at all times. Currently, the population is 50-70 monks & nuns living on property. 
The occupancy growth is very slow, and Mr. Nguyen does not expect it to have max capacity for a 
minimum of 100 years. Mr. Nguyen concluded by inviting all neighbors to come by and speak with 
him personally to answer any questions or concerns. 
 
Chair Warner stated that the buildings appear more apart and possibly smaller. 
 
Mr. Gustavson informed the Commission that nothing has been finalized as no permits by Building 
have been issued, and all proper agencies have not yet signed off. 
 
Bryan Momson, Legal Representative for Dharma Realm Buddhist Association, feels reason for 
holding the meeting is to determine if a new EIR needs to be conducted. He feels no complaints here 
have been backed by science reflecting that the environmental elements will change. Submitted 
letters stating that the project will have an impact on one or two neighbors, is not providing sufficient 
evidence that there will be a change on the original Environmental Review Report. 
 
Don Tomasi, Architect, presented pictures of the proposed site, demonstrating that the buildings will 
not be seen after a few years of vegetation growth 
 
Commissioner Little questioned what the parallel lines on the pictures are. 
 
Don Tomasi confirmed that the lines are existing power lines. 
 
While referencing a picture, Don Tomasi stated that there will be gentle grading to set the road even 
with the land. 
 
Commissioner Little confirmed with Andy Gustavson that the orange area is the wetlands (2016 
Wetland Delineation Map). 
 
Commissioner Little stated that he would like to have had an original map from the Staff Report in 
2011. 
 
Commissioner Nelson stated he heard a rumor that an increase in wetland is due to an increase in 
neighboring drainage.  
 
Andy Gustavson replied by stating that the ground water level has changed.  
 
Referencing the projected map, Allen Huang stated that the area being discussed is where a wildfire 
was located; burning 28 acres and increasing the wetlands due to the loss of many trees which use to 
absorb the groundwater. 
 
Commissioner Little questioned how wetlands increased in the midst of a drought and if the site plan 
was in the original staff report. He also questioned if it was part of the conditions; to move the location 
pending the increase of the wetlands.  
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Amy Chang-Chien informed the commission that the site plan is in the original staff report. The 
project study was for 249,000 square feet which is a 25% decrease in site. The original approval 
contained 8 conditions regarding wetlands. 
 
Allen Huang also commented that as part of original conditions, the height of buildings had to be 
lowered and the project had to be moved, for visual considerations.  
 
Amy Chang-Chien continued to answer Commissioner Little’s question by stating that at the time of 
the original approval, Dharma Realm Buddhist Association did submit something similar to the site 
location movement pending the wetlands growth, but the application was withdrawn, and no changes 
were made to the use permit conditions. 
 
Commissioner Little stated that he would have liked the original conditions in the project provided to 
them in the Planning Commission Packet, so they could see what is currently being assessed on the 
project.  
 
Amy Chang-Chien stated that, as a reminder, the drainage will be percolated into the ground verses 
run off, which is lower impact. The amount of runoff is not expected to change, thus not adding to the 
growth of the wetlands. At this time, the City of 10,000 Buddha’s has not started work as they have 
not yet obtained a building permit. She continued by stating that what neighbors may have seen is the 
movement of the burn pile. Chang-Chien feels all issues brought up during the Planning Commission 
meeting have not demonstrated any substantial concerns to warrant new EIR and the project request 
is considered minor to CEQA. She is in support Staff’s decision to approve. 
 
Commissioner Hall stated that this project appears to already be a done deal, and unless there is 
something going on under ground, the movement of the site is an improvement to the approved 
decision in 2011. 
 
Upon motion by Commissioner Holtkamp, seconded by Commissioner Nelson and carried by the 
following roll call vote (6-0), IT IS ORDERED, the Planning Commission approves the site location 
modification per the Staff Report recommendation on page 3: 
 
AYES: Little, Krueger, Nelson, Warner, Holtkamp, Hall 
NOES: None 
ABSENT: Ogle 

 
[Break 10:57 AM - 11:06 AM] 
 

7. Matters from Staff. 
 
Andy Gustavson, Chief Planner, informed the Commission that he will no longer need a night meeting on 
Nov. 3, 2016 as the Cannabis Ordinance is not yet ready to be presented to the Commission. Gustavson 
continued by stating that the meeting should still take place as there is an Ag Preserve project needing to 
be heard. Instead of regular time however, we would like to start the meeting at 2:00pm or 3:00pm and 
incorporate a workshop regarding what Staff planners do and the importance of a planner. 
 
Commissioner Little stated he will miss the Nov. 17, 2016 meeting.  
 
Gustavson stated he will hear about the cannabis ordinance soon, and encourages everyone to be present 
at the November 3rd, meeting.  
 
Director Steve Dunnicliff briefly addressed the commission, stating he would like the commission to clear 
their schedule and attend the Dec. 1st, 2016 meeting. Dunnicliff stated the meeting is set up for a priority 
project and he understands the usual meetings are still trying to be held on the 3rd Thursday of the month 
however, some months it is necessary for two meeting to take place.  
 
Chair Warner requested that the December meeting(s) start at 10:00am due to it still being dark out early in 
the morning. 
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7a. Cancellation of the October 20, 2016 Planning Commission Meeting. 
 
Upon motion by Commissioner Nelson, seconded by Commissioner Hall, and unanimously carried (6-0), IT 
IS ORDERED that the Planning Commission hearing scheduled for October 20, 2016 is cancelled. 
 
 

8.  Matters from Commission. 
 

Chair Warner informed the Commission that she recently attended a Coastal Commission meeting and felt 
it was quite interesting. She was astonished by the discussion about public access and the concern of rising 
sea levels. She continued by informing the commission that there is a website that reflects the rising sea 
levels and suggested that all Planning Commissioners take a look. She stated that bluff erosion and rising 
sea levels are related, and many stairways are being lost due to the rising levels. She questioned if 
easements were to be moveable, should cove lose access, could the access point be moved another 10 
feet, etc.  
 
Andy Gustavson stated that horizontal easements (easements on top of bluff) are measured by top of bluff 
edge and should move back accordingly. Basically, it is a shifting easement; so far from edge versus an 
exact location.  
 
Commissioner Little stated that in future he would like more information from Staff regarding original 
permits, if being modifying. 
 

9. Approval of the August 18, 2016 Planning Commission Minutes.  
 

Commissioner Ogle submitted corrections by email. 
 
Upon motion by Commissioner Holtkamp, seconded by Commissioner Nelson and carried by a voice vote 
of (6-0), the August 18, 2016 Planning Commission Minutes are approved as corrected. 

 
10. Adjournment. 
 
Upon motion by Commissioner Little, seconded by Commissioner Hall, and unanimously carried (6-0), IT IS 
ORDERED that the Planning Commission hearing adjourn at 11:18 a.m. 
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