
 
 

RESOLUTION OF THE PLANNING COMMISSION 
OF THE COUNTY OF HUMBOLDT 

Resolution Number 23-___ 

Application Number PLN-2023-18078 
Assessor’s Parcel Numbers: 201-311-026 & 201-311-028 

 
Resolution by the Planning Commission of the County of Humboldt certifying compliance with the 

California Environmental Quality Act and conditionally approving the Renner Conditional Use Permit. 
 

WHEREAS, Russ Renner submitted an application and evidence in support of approving a Zone 
Reclassification, General Plan Amendment, and Conditional Use Permit to allow for the operation of a 
business engaged in the storage, repair, servicing, and customization of recreational vehicles as well as sales 
of RV parts; and 
 
WHEREAS, the County Planning Division has reviewed the submitted application and evidence and has 
referred the application and evidence to involved reviewing agencies for site inspections, comments 
and recommendations; and 
 
WHEREAS, the Planning and Building Department considered all the comments made by other 
departments and agencies and evaluated the application in light of the Humboldt County General Plan 
and Zoning Ordinance and formulated a recommendation supporting approval of the application; and 
 
WHEREAS, the project is subject to environmental review pursuant to the California Environmental Quality 
Act (CEQA); and 
 
WHEREAS, A Mitigated Negative Declaration prepared and processed in compliance with CEQA was 
adopted by the Board of Supervisors on January 10, 2012 during approval of an earlier zone 
reclassification (GPA-11-02/ZR-11-02) involving these parcels; and 
 
WHEREAS, An Addendum to the Mitigated Negative Declaration has been prepared in conjunction with 
review of the current request; and  
 
WHEREAS, both the Addendum and the previously adopted Mitigated Negative Declaration have been 
reviewed and considered by the Planning Commission; and  
 
WHEREAS, on April 20, 2023 the Humboldt County Planning Commission held a duly noticed public 
hearing during which the Planning Commission reviewed, considered, and discussed the application for 
the Use Permit, Zone Reclassification, and General Plan Amendment and reviewed and considered all 
evidence and testimony presented at the hearing. 
 
WHEREAS, the project requires a Zone Reclassification, General Plan Amendment, and Conditional Use 
Permit.  In order to approve the Conditional Use Permit the following findings must be made: 
 

1. The requirements of the California Environmental Quality Act (CEQA) have been met. 
 

2. The proposed development is in conformance with the County General Plan, Open Space Plan, 
and the Open Space Action Program.  

 
3. The proposed development is consistent with the purposes of the existing zone in which the site 

is located.  
 

4. The proposed development is consistent with the requirements of the Zoning Ordinance. 
 



 
 

5. The project and the conditions under which it may be operated or maintained will not be 
detrimental to the public health, safety, or welfare or materially injurious to properties or 
improvements in the vicinity. 

 
6. The proposed development does not reduce the residential density for any parcel below that 

utilized by the Department of Housing and Community Development in determining compliance 
with housing element law. 

 
Now, THEREFORE BE IT RESOLVED, that the Planning Commission makes all the following findings: 
 
1.  FINDING:  Project Description: A Zone Reclassification to change the zoning of two 

neighboring parcels from Limited Industrial (ML) to Industrial Commercial (C-
3) and Industrial Commercial with the Streamside management Areas and 
Wetlands Combining Zone (C-3/WR).  Both parcels were the subject of a prior 
owner-initiated Zone Reclassification and General Plan Amendment request 
which was approved by the Board of Supervisors on January 10, 2012.  A 
Zone Reclassification is again being requested to allow for relocation of a 
neighboring Alton area business (Reynolds RV Repair) to the property.  
Operating since 2008 from a nearby parcel (APN 201-322-011) less than a 
quarter mile to the east, the business primarily engages in the storage, repair, 
servicing, and customization of recreational vehicles as well as sales of RV 
parts.  A Conditional Use Permit is required to permit retail sales under the 
proposed C-3 zoning.  This rezoning is being brought forward together with 
an earlier request (PLN-14245-ZR / ZR-18-009) to remove a Qualified “Q” zone 
from neighboring parcels east of the project site.  The entirety of both parcels 
was mistakenly designated “Open Space” in 2017 during the Countywide 
General Plan Update.  A General Plan Amendment is included to fix this 
mapping error and return the Industrial General land use designation to 
eastern portions of the site.   

    
 EVIDENCE: a) Project File: PLN-2023-18078 
    

2.  FINDING:  CEQA. The requirements of the California Environmental Quality Act have 
been met.  The Humboldt County Planning Commission has considered the 
Mitigated Negative Declaration which was previously adopted by the Board 
of Supervisors in January 2012 as well as the current Addendum prepared for 
the project. 

    
 EVIDENCE: a) The Conditional Use Permit, Zone Reclassification, and General Plan 

Amendment are discretionary in nature and constitute a “project” subject to 
compliance with the California Environmental Quality Act (“CEQA”). 
Substantial evidence supports the conclusion that there will be no significant 
adverse effects on the environment, based upon the Lead Agency’s 
independent judgment and analysis. 

    
  b) A Mitigated Negative Declaration (MND) prepared and processed in 

compliance with CEQA was adopted by the Board of Supervisors on January 
10, 2012 during approval of an earlier zone reclassification (GPA-11-02/ZR-11-
02).  An Addendum to the MND has been prepared in association with the 
current request.  The project involves changing the zoning to enable the 
relocation of an existing business currently operating on a neighboring 
property less than a quarter mile to the east.  As the parcel is already 
developed with an assortment of commercial uses, no new impacts are 
expected to result from the operation of another business from a new 
location.  Both the Initial Study/Mitigated Negative Declaration and 
Addendum have found that there would be a Less than Significant Impact 



 
 

from the proposed zone reclassification and new commercial use.  Based on 
the whole of the record there is no substantial evidence that the project will 
have a significant impact on the environment and the Mitigated Negative 
Declaration and Addendum reflects the county’s independent judgement 
and analysis. 

    
3.  FINDING:  The proposed project is consistent with the County General Plan, Open 

Space Plan, and open Space Action Program  
    

 EVIDENCE: a) The project is consistent with the General Plan policies supporting 
commercial and economic development and providing services to both 
local and regional populations. 

    
  b) The Open Space (OS) land use designation currently applied to eastern 

portions of the property is the result of a mapping error made during 
implementation of the 2017 General Plan.  A General Plan Amendment to 
correct the error is being processed together with the Zone Reclassification 
and Use Permit request.  Once corrected, the prior Industrial General (IG) 
Land Use designation will be applied to the properties. 

    
  b) The proposed project is consistent with the prior Industrial General (IG) Land 

Use designation because it provides for general industrial and manufacturing 
uses where convenient access to transportation systems is available. 

    
  c) The project is consistent with the Open Space and the Open Space Action 

Program because it facilitates commercial development in an area that is 
designated for industrial and heavy commercial services and does not 
impact any areas designated for open space.  Western areas of the property 
that host a wetland will remain designated as Open Space (OS). 

    
  d) A Condition of Approval is included requiring that the General Plan 

Amendment be completed before the new uses may be initiated. 
    
4.  FINDING:  The proposed development is consistent with the purposes of the existing 

zoning district in which the site is located. 
    

 EVIDENCE: a) The project proposes to change the zoning of the property from Limited 
Industrial (ML) to Industrial Commercial (C-3).  Both zones allow for a range 
of different industrial and commercial uses.  However, Retail Sales and 
Services may be permitted with a Conditional Use Permit in the C-3 zone.  

    
   b) A Condition of Approval is included requiring that the Zone Reclassification 

be completed before the new uses may be initiated. 
    
   c) To protect an existing wetland located within the western portion of the site, 

the Streamside Management Area and Wetlands Combining Zone will be 
added.  A Condition of Approval is also included requiring that the perimeter 
of the wetland area (existing vegetation) be shown on a Development Plan 
and identified as “unbuildable”.  The Development Plan must be filed with 
the Department and a Notice of Development Plan be recorded to provide 
constructive notice to the current and future owners, and their successors in 
interest. 

    
5.  FINDING:  The proposed development complies with the development standards and 

requirements of the Zoning Ordinance. 
    



 
 

 EVIDENCE: a) Retail sales and services are permitted in the in C-3 zoning district with a 
Conditional Use Permit. 

    
  b) A recently constructed shop building will be used by the business and the 

existing gravel lot will be used to accommodate the storage of trailers and 
RV’s associated with the business.  The parking area and structures have all 
been developed with building permits in recent years. 

    
  c) Future site development anticipated includes construction of a 4,800 ft.² 

interior warehouse building for retail sales and expansion of the existing 
stormwater detention basin.  The siting of the future warehouse building 
complies with minimum setback requirements of the C-3 zone.  Building and 
Grading permits will be required prior to development. 

    
  d) A total of 29 parking spaces (2 ADA accessible) are shown on the site plan 

provided.  This exceeds the prescriptive standards of the zoning ordinance 
which require 1 space per 300 square feet of retail, 1 space per 2500 square 
feet of warehouse, and 1 space per 1500 square feet of manufacturing.  A 
ratio of 1 space per 424 ft.² is being provided, given the total footprint of 
commercial development anticipated.  

    
  e) The proposed project will not exceed the building height limit of 45 feet in 

height.   
    
6.  FINDING: 

 
 The project and the conditions under which it may be operated or 

maintained will not be detrimental to the public health, safety, or welfare or 
materially injurious to properties or improvements in the vicinity. 

    
 EVIDENCE: a) A total of 29 parking spaces (2 ADA accessible) are shown on the site plan 

provided.  This exceeds the prescriptive standards of the zoning ordinance.  
    

  b) The site lies at the beginning of a private road system serving four (4) other 
property owners/uses.  Improvements to the road for safety and visibility are 
anticipated to occur as part of the recent Caltrans shoulder widening 
project.  The applicant is working with Caltrans to perform improvements to 
the driveway encroachment to facilitate greater visibility and width for two-
way traffic. 

    
  c) The project was referred to a variety of different agencies, including the Land 

Use Division of Public Works, Fortuna Bay Fire Protection District, California 
Department of Fish & Wildlife, and the Division of Environmental Health.  All 
of these agencies either had no comment or recommended approval. 

    
7.  FINDING:  The proposed development does not reduce the residential density for any 

parcel below that utilized by the Department of Housing and Community 
Development in determining compliance with housing element law. 

    
 EVIDENCE: a) The project site was not included in the residential housing inventory utilized 

for determining compliance with housing element law.  Residential 
development is allowed under both the current and proposed zoning and 
land use designations, where subordinate to established commercial uses.  
Caretaker’s Residences and apartments on the upper floors of multistory 
structures may be permitted where combined with downstairs commercial 
uses. 

 
 
 



 
 

DECISION 
 

NOW, THEREFORE, based on the above findings and evidence, the Humboldt County Planning 
Commission does hereby: 

• Adopt the findings set forth in this resolution; and 
 

• Conditionally approve the Conditional Use Permit (PLN-2023-18078) for Russ Renner subject to the 
conditions of approval attached hereto as Attachment 1A and incorporated herein by 
reference; and 

 
Adopted after review and consideration of all the evidence on April 20, 2023. 

The motion was made by COMMISSIONER _____________________ and second by COMMISSIONER 
______________________ and the following ROLL CALL vote: 
 
AYES:  COMMISSIONERS:   
NOES:  COMMISSIONERS:  
ABSENT:  COMMISSIONERS:   
ABSTAIN:  COMMISSIONERS: 
DECISION:     
 
   
I, John Ford, Secretary to the Planning Commission of the County of Humboldt, do hereby certify the 
foregoing to be a true and correct record of the action taken on the above-entitled matter by said 
Commission at a meeting held on the date noted above. 
 
 
 

   ______________________________ 
   John Ford, Director 
   Planning and Building Department
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