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 Introduction 

Purpose 
Ukiah is located in southeast central Mendocino County along the Highway 101 corridor and near the east/west 

intersection of Highway 20, two hours north of the Golden Gate Bridge. Incorporated in 1876, Ukiah is the largest city 

and county seat in Mendocino County. The City’s first General Plan was adopted in 1974, and the City is currently in 

the process of completing a General Plan Update that will map out the vision for community development through 

2040.  

The Housing Element, one of the seven State-mandated elements of the General Plan that sets forth the City’s plan 

for housing in the community, was last adopted on June 1, 2016 for the 2014-2019 Planning Cycle. The California 

Department of Housing and Community Development certified the City’s Housing Element later that same year. In 

accordance with State Housing Element Law, this Housing Element has been updated for the 2019-2027 Planning 

Cycle. To be responsive to the policy changes at the State level brought about by the 2017 Housing Bills package 

and to address the local Ukiah community’s focus on housing, the Housing Element has undergone substantive 

changes in format and content. The Element was prepared by the City of Ukiah Community Development 

Department, with assistance from the State Department of Housing and Community Development. 

Legal Framework and Statutory Requirements 
The 2019-2027 Housing Element represents the City of Ukiah’s efforts to fulfill requirements under the State 

Housing Element Law and responds to Ukiah’s housing needs by identifying policies and implementing actions for 

meeting those needs. State law defines the general topics that Ukiah’s Housing Element must cover. Specifically, 

the element must: (1) document housing related conditions and trends; (2) provide an assessment of housing 

needs; (3) identify resources, opportunities and constraints to meeting those needs; and (4) establish policies, 

programs and quantified objectives to address housing needs.  

State law establishes requirements for all portions of the General Plan. However, for the Housing Element, the State 

requirements tend to be more specific and extensive than for other elements. The purpose of a Housing Element is 

described in Government Code §65583.  

▪ “The housing element shall consist of an identification and analysis of existing and projected housing 

needs and a statement of goals, policies, quantified objectives, financial resources, and scheduled 

programs for the preservation, improvement, and development of housing. The housing element shall 

identify adequate sites for housing, including rental housing, factory-built housing, mobilehomes, and 

emergency shelters, and shall make adequate provision for the existing and projected needs of all 

economic segments of the community.” 

While jurisdictions must review and revise all elements of their General Plan on a regular basis to ensure that they 

remain up to date, State law requires that Housing Elements be reviewed and updated at least every five years. The 

process of updating Housing Elements is to be initiated by the State through the regional housing needs process, as 

described later in this document. The regional housing needs process was recently conducted in 2018.  

State law is also quite specific in terms of what the Housing Element must contain: 

1. “An assessment of housing needs and an inventory of resources and constraints relevant to the meeting of 

these needs…”  

2. “A statement of the community’s goals, quantified objectives, and policies relative to the maintenance, 

preservation, improvement, and development of housing…”  
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3. “A program that sets forth a schedule of actions during the planning period, each with a timeline for 

implementation, that may recognize that certain programs are ongoing, such that there will be beneficial 

impacts of the programs within the planning period, that the City of Ukiah is undertaking or intends to undertake 

to implement the policies and achieve the goals and objectives of the housing element through the 

administration of land use and development controls, the provision of regulatory concessions and incentives, 

the utilization of appropriate federal and state financing and subsidy programs when available…”  

4. The Housing Element must: (1) identify adequate sites with appropriate zoning densities and infrastructure to 

accommodate the housing needs for groups of all household income levels, including adoption of minimum 

density and development standards and rezoning of sites; and (2) address and, where appropriate and legally 

possible, remove governmental and nongovernmental constraints to the maintenance, improvement, and 

development of housing, including housing for all income levels and housing for persons with disabilities.  

5. An assessment of homeless needs and the opportunity for the creation of emergency shelters and 

transitional/supportive housing. The opportunity must encourage these facilities while providing flexibility for 

existing local strategies and cooperative efforts.  

6. An evaluation of Military Compatibility and whether or not the City of Ukiah meets one of the three criteria that 

require measures to ensure compatibility. 

Per requirements listed in SB 1087, the City of Ukiah will also ensure the adopted Housing Element is provided to 

water and sewer providers.  

General Plan Consistency 
California Government Code requires internal consistency among the various elements of the General Plan. Ukiah’s 

General Plan was adopted in 1996, and the Circulation Element was amended in 2004. Upon adoption, the 2019-

2027 Housing Element will become part of the City’s General Plan. City Staff has reviewed the goals and polices of 

other General Plan Elements and have not located any inconsistencies. Therefore, the Ukiah General Plan does not 

need to be amended based on adoption of the 2019-2027 Housing Element. The City is currently (2019) in the 

process of preparing a comprehensive update of its General Plan- the 2040 Ukiah General Plan. Adoption of the 

2040 General Plan may necessitate revisions to the Housing Element to maintain internal consistency, and the City 

will maintain this consistency as future General Plan updates are completed.  

As housing development projects are proposed and the City undertakes housing activities, the goals and policies of 

all General Plan Elements are examined to ensure consistency. In the event that a proposed project or housing 

activity is inconsistent with the General Plan, the project applicant or City Staff could initiate an amendment to the 

General Plan to accommodate the project or activity. This process involves internal staff review, CEQA compliance, 

a public hearing before the Planning Commission, and a public hearing before the City Council.  

This Housing Element Update has been guided by the goals and polices of the existing General Plan. The General 

Plan includes the following Vision Statements:  

“We envision development that provides a mix of housing types and prices.”  

“We envision aesthetically designed, affordable housing, planned to encourage walking, bicycling, and public 

transit.” 
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Public Participation and Community Outreach 
Recognizing the importance of engaging the community in a dialogue about housing- defining problems and creating 

solutions- the City deployed a collaborative public participation approach and extensive outreach effort to help 

ensure appropriate housing goals and policies were more efficiently and effectively evaluated, developed, and 

implemented. The following steps were taken to engage community members and housing stakeholders in this 

process:  

▪ Release of a Community Housing Satisfaction Survey in December 2017 in advance of the City 

beginning the update process of the Housing Element. The City received responses from 385 

survey participants.  

▪ Development of a Housing Element webpage on the Projects page of the City’s website. The City 

distributed information and updates on the webpage throughout the development of the Housing 

Element: https://www.cityofukiah.com/projects/housing-element-update/.  

▪ Advertising of two community housing workshops, including email notifications and phone calls 

to a list of nearly 100 local stakeholders of developers, lenders, housing advocacy groups, water 

and sewer providers, and representatives of local tribes. Both meetings were advertised for at 

least two weeks prior to the meeting date and also announced during televised City Council 

meetings prior to the two dates. Announcements were also posted on the City of Ukiah’s 

Facebook page.  

▪ Presentations and tables/booths at Hispanic community events and meetings, including Ukiah 

Vecinos en Acción, Latinx, and the Mexican Consulate.  

▪ Development of a press release sent to local media outlets. This press release was picked up by 

the primary local newspaper in the region, The Ukiah Daily Journal. A series of news articles was 

written by The Ukiah Daily Journal about the updating of the City’s Housing Element, which helped 

increase public awareness.  

▪ Posting of flyers announcing the two workshops in both English and Spanish at lower income 

housing developments across the City.  

▪ Hosting of two Community Housing Workshops:.  

▪ Community Housing Workshop #1. The City of Ukiah hosted the first Community 

Housing Workshop on March 21, 2019, from 5:30 pm to 7:30 pm. Over 100 local 

stakeholders were invited; approximately 40 people attended. City staff made a 

presentation describing the Housing Element Update process and State requirements, 

Regional Housing Needs Allocation, and an overview of the existing (2014-19) Housing 

Element goals and programs. The existing goals were evaluated with the public’s input 

in mind and goals were revised and added based on this input. 

▪ Community Housing Workshop #2. The City of Ukiah hosted a second Community 

Housing Workshop on April 25, 2019, from 5:30 pm to 7:30 pm. Over 100 

stakeholders/residents were again invited, including additional individuals that had been 

asked to be added to the invitation list; 31 attended. City staff made a presentation of 

https://www.cityofukiah.com/projects/housing-element-update/
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key updated housing and demographic data that had been collected since the first 

workshop and included a summary of comments received from the first workshop. 

Attendees participated in exercises to arrive at suggested goals and policies and voted 

for those policies that were most important to them.  

The input received at both workshops is summarized in Appendix A and has been 

incorporated into the Housing Element where applicable. Also included in Appendix A is 

a list of stakeholders invited to participate in the Housing Element Update process. 

Appendix B contains the results of the Community Housing Satisfaction Survey. 

All Housing Element Appendices are located in Appendix B of the General Plan. 

 

 Housing Needs Assessment 

The City of Ukiah strives to achieve a balanced housing stock that meets the needs of all economic segments of the 

community. To understand what housing needs exist in Ukiah and what the City can do to address those needs, a 

review of the existing housing stock and housing market must first be completed. This section of the Housing 

Element discusses the major components of existing housing needs in the City of Ukiah, including population, 

employment, household demographics, and housing stock characteristics. 
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Population Characteristics 

Population Growth 

According to the California Department of Finance, population of the City of Ukiah in January 2018 was estimated at 

16,226 persons. As shown in Table 2.2, the annual growth rate between 1990 and 2018 (current) averaged 

approximately 0.3%. Between 2000 and 2010, the City added 545 residents, or 3.7%, to its population. This 

compares to growth rates of 12.3% for the State of California, 1.3% for Mendocino County, 6.4% for the City of Fort 

Bragg, and a loss of 1.3% for the City of Lakeport during the 2000-2010 period (see Table 2.3). 
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Overall, the City of Ukiah’s population has increased moderately over the past nearly 30 years, with a more 

accelerated increase in the last four years (see Table 2.4). Projections from the California State University Chico 

Center for Economic Development- Mendocino County Economic/Demographic Profile show this trend continuing. 

 

Age Characteristics  

Census 2010 indicates that Ukiah’s population has a median age of 35.9, which is over five years younger than the 

County at 41.5 (see Table 2.5). Although the median age has increased slightly over the last 10 years, possibly 

reflecting an aging population, the majority of the population, at 52.9%, are in the age ranges of 15 to 54 years. This 

compares to 49.9% in Mendocino County. 
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Gender and Race/Ethnicity 

The City of Ukiah has a nearly equal gender distribution, with 48% males and 52% females and similar age 

distribution of the two sexes. This is similar to the population by gender distribution in Mendocino County. 

 

Between 2000 and 2010, Ukiah became increasingly diverse in its racial and ethnic composition. This trend follows 

state and national trends. In Ukiah, the White population still constituted substantially more than half of the City 

residents in 2010, but Census 2010 reported the White population decreased by 7.4% since 2000. The Hispanic 

population grew 8.4% in the 10-year period, from 19.3% in 2000 to 27.7% in 2010. Of the Hispanic population, 25.3% 

were of Mexican ethnicity. Over 20% of Ukiah is either some other race or two or more races. 
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Economic Characteristics 

Employment has an important impact on housing needs. Incomes associated with different jobs and the number of 

workers in a household often determines the type and size of housing a household can afford. Typically, 

employment growth leads to housing demand, while the reverse is true when employment is reduced. 

Occupations and employment trends 

Ukiah benefits from its location on the Highway 101 corridor, near the Highway 20 east/west interchange, and its 

close proximity (60 miles) to Santa Rosa and the Sonoma County wine region. Ukiah’s economy, although modest in 

size compared to the Bay Area and other denser urban regions to the south, is the employment hub of both the Lake 

and Mendocino County regions.  

Of the U.S. Census Bureau-estimated 6,708 employed Ukiah residents in 2017, the biggest concentrations in 

employment sectors were in educational, healthcare, and social assistance services (24.5%), arts, entertainment, 

recreation, and accommodation and food services (13.1%), retail (12.6%), and professional, scientific, management, 

and administrative and waste management services (8.4%). Although there were some similar concentrations in 

employment sectors to those of Ukiah, Countywide employment numbers differed with concentrations in 

professional, scientific, management, and administrative and waste management services (23.1%), wholesale trade 

(13.6%), educational, healthcare, and social assistance services (10.7%), agriculture, forestry, fishing and hunting, 

and mining (8.0%), and professional, scientific, management, and administrative and waste management services 

(8.0%).  

The 2007-2009 economic recession coupled with the loss of Redevelopment funding in 2012 produced a negative 

economic impact from which many small, rural California communities have not recovered. Regardless, the U.S. 

Census Bureau estimated an 11% employment rate increase in Ukiah, while Mendocino County as a whole 

experienced a 2.9% decrease. During this period, Ukiah added nearly 700 jobs during this period of otherwise slow 

economic activity.  

Additionally, employment trends show a large concentration of people in educational, food services, and retail trade 

within Ukiah. These jobs typically offer a lower wage scale, suggesting the need for low, moderate, and “middle-

income” housing in Ukiah. Household income distributions in Table 2.12 confirm this conclusion- over 57% of Ukiah 

households have annual incomes between $15,000 and $75,000. 

Unemployment 

According to the State Employment Development Department, 7,360 Ukiah residents were in the labor force as of 

January 2019, with an unemployment rate of 7.1 percent. The unemployment rate in Mendocino County is 5.2 

percent. 
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Household Characteristics 

Household Size 

A city’s number of households can increase or decrease even in periods of little to no population growth, because of 

adult children leaving at home, divorce, economic conditions, and through birth and death within the general 

population. The average number of persons occupying each household is known as household size and is expressed 

in terms of the number of persons per household. Typically, the number of persons per household is slightly higher 

in owner occupied households than in renter households. This trend was true in Ukiah, to a lesser extent than the 

State, with average number of persons per household at 2.47 in 2000 and 2.48 in 2010 (see Table 2.9). 
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Of the 6,158 households in the City of Ukiah, 3,611 (58.6%) consisted of families, 1,809 (29.4%) consisted of 

households with children under 18 living at home; and 2,317 (or 37.6%) households being headed by married 

couples. Of the married couple households, 1,012 (16.4%) had children under the age of 18 living at home.  

Overall, there were similar numbers in household size between 2000 and 2010 (see Table 2.10). The number of 

single-person households increased slightly in 2010, as did the number of 5, 6, and 7 person households. This could 

be due to the economic recession, with more children living at home in 2010 compared to 2000. 

Household Income 

Household income is an indication of wealth in a community and therefore directly connected to the ability of 

residents to afford housing. As household income increases, a household is more likely to be a homeowner. As 

household income decreases, a household is more likely to pay a disproportionate amount of their income for 

housing or reside in overcrowded or inadequate housing. 

 For planning and funding purposes, the California Department of Housing and Community Development (HCD) has 

developed the following income categories based on the Area Median Income (AMI) of a county or metropolitan 

area (such as Mendocino County):  

▪  Extremely Low Income: households earning up to 30 percent of the AMI  

▪ Very Low Income: households earning between 31 and 50 percent of the AMI  

▪ Low Income: households earning between 51 percent and 80 percent of the AMI  

▪ Moderate Income: households earning between 81 percent and 120 percent of the AMI.  

▪ Above Moderate Income: households earning over 120 percent of the AMI. 
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Combined, the extremely low, very low, and low income groups are referred to as lower income. Units affordable to 

income groups in these categories are typically referred to as “affordable housing” and often constructed and/or 

rented with some type of public assistance. Approximately 48 percent of Ukiah households were in the lower income 

categories, while 52 percent were in the moderate or above income category (see Table 2.12). 

 

According to the 2013-17 American Community Survey, nearly 8 percent of Ukiah households had incomes lower 

than $10,000, while nearly 30 percent had incomes lower than $25,000. Approximately 26 percent of households had 

incomes between $25,000 and $49,999, and about the same percent had incomes between $50,000 and $99,999. 

Approximately 18 percent of households are estimated to have earned $100,000 or more annually in 2013-2017. By 

comparison, the County’s income distribution during this time period was relatively the same, with slightly more 

households in the income range of $50,000 to $99,999 (see Table 2.13). 
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Housing Affordability  

Overpayment (Cost Burden) 

The Department of Housing and Urban Development (HUD) establishes that a household is “cost-burdened,” i.e. 

overpaying for housing, if it spends more than 30 percent of gross income on housing-related costs. For renters, 

housing-related costs may be the gross rent (contract rent plus utilities), whereas for a homeowner housing-related 

costs may include mortgage payment, utilities, insurance, and real estate taxes. A “severe housing cost burden” 

occurs when a household pays more than 50 percent of its income on housing costs. The number of households 

overpaying for housing is an important indicator of local housing market conditions as it reflects the affordability of 

housing in the community.  

Table 2.14 represents overpayment data by income group for Ukiah, derived from the 2011-15 HUD Comprehensive 

Housing Affordability Strategy (CHAS). Approximately 53 percent of renters paid more than 30 percent of their 

income on housing compared to 36 percent of owners. The households with the highest incidence of cost burden 

were very low income renters, of which 79.1% overpaid for housing. Other high incidences of cost burden were found 

with low income renters and owners, of which 69.6% and 69.2%, respectively, paid more than 30 percent of their 

income on housing. Extremely low income households, both renters and owners, experienced the highest cumulative 

overall incidence of cost burden (68.8% and 72.7%, respectively) for all income groups. 
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Overcrowding 

The Census defines an overcrowded household as one that has more than one person per room, not including 

hallways, kitchens, or bathrooms. Severe overcrowding is defined as households with more than 1.5 persons per 

room. High prevalence of overcrowding can indicate a community does not have adequate supply of affordable 

housing, especially for large families. Overcrowding also tends to deteriorate existing housing stock. Therefore, 

maintaining a reasonable supply of housing and alleviating overcrowding is important for enhancing the quality of 

life in Ukiah.  

Between 2011 (data from the 2014-19 Housing Element) and 2013-2017, overcrowding in owner occupied 

households nearly doubled, from 3.8 percent in 2011 to 6.3 percent in 2013-17 (see Table 2.15). Overcrowding in 

renter occupied households decreased slightly, from 4.7 percent in 2011 to 2.9 percent in 2013-17. However, the 

Census documentation may not fully represent the actual condition in the City, as the City also receives complaints 

of persons living in unauthorized rooms/units, such as garages, sheds, and room conversions. 
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Special Needs Populations 
Certain segments of the population may have more difficulty in finding decent, safe, affordable housing due to their 

special needs. State law requires an analysis of the special housing needs of seniors, disabled persons (including 

persons with developmental disabilities), large families, female-headed households, farmworkers, and people 

experiencing homelessness.The following sections provide a detailed discussion of the housing needs facing each 

particular special needs population, as well as resources available to address their housing needs. 

Seniors 

Senior-headed households face a unique set of circumstances that affect their needs for housing, primarily due to 

physical disabilities and limitations; fixed, limited incomes; and health care costs. Many seniors may also rely on 

public transportation, especially those with disabilities.  

Table 2.16 shows senior households by tenure in Ukiah, compared to Mendocino County. Although there are more 

total renters than owners in Ukiah, 58 percent compared to 42 percent, respectively, the reverse is true for senior-

headed households- at 42.7 percent renters compared to 57.3 percent owners. There are significantly more seniors 

who are owners in Mendocino County compared to Ukiah, at 77 percent and 57.3 percent, respectively. 

 

Resources 

The following are affordable senior apartments located in Ukiah:  

▪ Sun House Senior Apartments, 431 S. Main Street – 42 Units  

▪ Creekside Village, 751 Waugh Lane – 39 Units  

▪ Jack Simpson School View Apartments, 1051 N. Bush Street – 30 Units  

▪ North Pine Street Apartments, 148 Gibson Street – 10 Units  

▪ Walnut Village, 1240 N. Pine Street – 47 Units 

Additional resources for seniors include the following:  

▪ Ukiah Senior Center – transportation services, senior peer counseling, workshops and support groups, 

assistance with tax preparation, lunch and dinner services.  

▪ Multipurpose Senior Services Program – housing assistance, personal care assistance, social services, 

supportive services and nutrition assistance. 

▪ Ukiah Indian Senior Center – meals on wheels, transportation for medical appointments, congregate 

dining and nutrition assistance.  

▪ Mendocino County Adult & Aging Services – adult protective services, in-home support services and 

veterans services.  

▪ Area Agency on Aging – plans, coordinates and implements community-based support programs for 

seniors and their caregivers.  
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▪ City of Ukiah City Assistance for Relief through Energy Support (C.A.R.E.S.) – an extension of a program 

offered by the Salvation Army, C.A.R.E.S. provides financial assistance for electric utility bills to income 

eligible households. 

Persons with Disabilities 

A disability is a physical or mental impairment that substantially limits one or more major life activity. Persons with 

disabilities often require affordable housing located near shopping, services, and public transit. The living 

arrangements for persons with disabilities depend on the severity of the disability. Many disabled persons live at 

home in an independent environment with the help of other family members or assisted care services. Other 

disabled persons may require assisted living and supportive services in special care facilities.  

The majority of persons with disabilities live on an income that is significantly lower than the non-disabled 

population. The Task Force on Family Diversity estimates that at least one-third of all persons with disabilities in the 

United States lives in poverty. Persons with disabilities have the highest rate of unemployment relative to other 

groups. For most, their only source of income is a small fixed pension afforded by Social Security Disability 

Insurance (SDI), Social Security Insurance (SSI), or Social Security Old Age and Survivor's Insurance (SSA), which will 

not adequately cover the cost of rent and living expenses even when shared with a roommate. In addition, persons 

with disabilities often experience discrimination in hiring and training. When they find work, it tends to be unstable 

and at low wages.  

According to the 2017 American Community Survey, an estimated 14 percent of Ukiah residents (2,249 persons) 

have one or more disabilities. Among the disabilities tallied, ambulatory and independent living difficulties were 

most prevalent. Among the elderly population, ambulatory and hearing difficulties were most prevalent (see Table 

2.17). 

 

Developmental Disabilities  

Chapter 507, Statutes of 2010 (SB 812), which took effect January 2011, amended state housing element law to 

require the analysis of people with disabilities to include an evaluation of the special housing needs of persons with 

developmental disabilities. A "developmental disability" is defined as a disability that originates before an individual 

becomes 18 years old; continues, or can be expected to continue, indefinitely; and constitutes a substantial 

disability for that individual. This includes intellectual disability, cerebral palsy, epilepsy, and autism.  
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According to a Consumer Count completed by the California Department of Developmental Services in March 2019, 

there were a total of 466 persons in Ukiah with a developmental disability- 206 persons between the ages of 0 to 17 

and 260 persons over the age of 18.  

Resources  

The City makes rehabilitation funds available to income qualified households for accessibility improvements. The 

Housing Rehabilitation Program, funded by both State Community Development Block Grant (CDBG) and Home 

Investment Partnerships Program (HOME) funds, has been designed in part to address these needs by providing 

affordable loans to assist disabled renters and owners improve their units with accessibility features.  

Regarding new affordable housing construction activities, in 2017, the City created a Housing Trust Fund- the Ukiah 

Housing Trust Fund- and in 2018, released a $500,000 Notice of Funding Availability (NOFA). The City intends to 

utilize funds in the Ukiah Housing Trust Fund to assist in the development of housing for lower income and special 

needs residents.  

The City also regularly supports funding applications to HOME and other federal and state funding programs, and in 

2018 was awarded $5.1 million in HOME funds for the development of Ukiah Senior Apartments, a new 31-unit 

affordable senior housing apartment complex. The construction of this complex is anticipated to start in 2019-2020.  

A list of organizations with specific services to support persons with disabilities includes, but may not be limited to, 

the following:  

▪ Redwood Coast Regional Center- prenatal diagnostic services, early intervention supports and services, 

lifelong individualized planning and service coordination, employment and day services, family support 

and residential care.  

▪ Manzanita Services- peer counseling, care management, life skills and SSI advocacy.  

▪ Redwood Community Services – adult behavioral health therapy, specialty mental health, whole person 

care and therapeutic behavioral services.  

Both the federal Fair Housing Act and the California Fair Employment and Housing Act impose an affirmative duty 

on local governments to make reasonable accommodations (i.e., modifications or exceptions) in their zoning and 

other land-use regulations when such accommodations may be necessary to afford disabled persons an equal 

opportunity to use and enjoy a dwelling. For example, it may be a reasonable accommodation to allow covered 

ramps in the setbacks of properties that have already been developed to accommodate residents with mobility 

impairments. The City allows homeowners to build ramps into single-family dwellings to allow first floor access for 

physically disabled residents. Such ramps or guardrails are permitted to intrude into the standard setbacks required 

under zoning, and are subject only to a building permit. This provision eliminates the need to obtain a zoning 

variance. 

Efforts to Remove Regulatory Constraints for Persons with Disabilities  

The State has removed any City discretion for review of small group homes for persons with disabilities (six or fewer 

residents). The City does not impose additional zoning, building code, or permitting procedures other than those 

allowed by State law. There are no City initiated constraints on housing for persons with disabilities caused or 

controlled by the City. The City does not have siting requirements between group homes, defined in the City’s Zoning 

Code as Community Care Facilities.  
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Zoning and Other Land Use Regulations 

 As part of this Housing Element Update, the City conducted a comprehensive review of its zoning laws, policies and 

practices for compliance with fair housing laws. The City has not identified any zoning or other land-use regulatory 

practices that could discriminate against persons with disabilities and impede the availability of such housing for 

these individuals.  

The City of Ukiah defines “family” as an individual, or two (2) or more persons living together as a single household 

within a dwelling unit. 

Large Households 

Large family households are defined by the U.S. Census Bureau as households containing five or more persons. Due 

to the limited supply of adequately sized units to accommodate large family households, large families face an 

above-average level of difficulty in locating adequately-sized, affordable housing. Even when larger units are 

available, the cost is generally higher than that of smaller units. The lack of supply, compounded with the low-

incomes of larger families, results in many large families living in overcrowded conditions.  

According to the 2012-2016 American Community Survey, of the 2,252 householders living alone, 64.7 percent were 

renters and 35.3 percent were owners. At 53.1 percent, renters also comprised a higher number of large households, 

compared to 46.9 percent of owners with large household sizes. 

 

Resources 

Low and moderate income large households can benefit from many of the same programs (outlined in this section 

under other special needs groups) that benefit other special needs households. The City uses CDBG, HOME, and 

Ukiah Housing Trust Funds to assist in the construction of family housing and provide first-time homebuyer 

assistance to qualified families. 

Single-Parent Households 

Single-parent households, particularly female-headed families with children, often require special consideration and 

assistance because of their greater need for affordable housing and accessible day care, health care, and other 

supportive services. These households often have less income compared to two-parent households.  

According to the 2010 U.S. Census, an estimated 21 percent of Ukiah households were headed by single parents 

(Table 2.19). Per the 2012-2016 American Community Survey (Table 2.20), households headed by women with 

children comprised approximately 19 percent (661 households) of all households in Ukiah and households headed 

by women without children comprised 5.3 percent (179 households). Out of the 31% of Ukiah households living 

below the poverty line, 11% were female-headed households. 
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Resources  

The City has provided first time homebuyer loans to single-parent households in the past through CDBG and HOME-

funded programs. Additionally, several local organizations provide social services to assist female-headed 

households and other special needs households: 

▪ Redwood Community Services (Family Strengthening Services Program and Crisis Line)  

▪ FIRST 5 Mendocino Family Resource Services  

▪ Pinoleville Native American Head Start & Early Head Start  

▪ North Coast Opportunities Head Start Child Development Program  

▪ Mendocino County Department of Social Services 

Farmworkers 

Ukiah is located in the most urbanized portion of Mendocino County paralleling the Highway 101 corridor. There are 

no working farms within the City limits, but there are working orchards and vineyards adjacent to the City, 

particularly to the east along the Russian River.  

The Assessment of the Demand for Farm Worker Housing and Transportation in Mendocino County prepared in 2008 

by the California Institute for Rural Studies found that in 2006, there were 4,163 farm workers in Mendocino County. 

Of those, 1,416 worked in Mendocino County for seven months or more, 673 worked in Mendocino County for 3 to 6 

months, and 2,074 worked in Mendocino County for less than three months. The Assessment found that the majority 

of farm workers Mendocino Countywide lived in single family residences, rented individual rooms in single family 

residences, and lived in labor camps, apartments or trailers. The Assessment also found that 47 percent of farm 

workers lived in the Ukiah Valley.  
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The U.S. Department of Agriculture (USDA) completed an Agricultural Census in 2012. The number of farmworkers 

had increased to 5,314 since the 2006 Study by the California Institute for Rural Studies. The USDA Census also 

reported 498 total farms in Mendocino County. There were 376 permanent farmworker employees living in 21 

permanent employee housing facilities, and 183 seasonal farmworker employees living in a total of 8 seasonal 

employee housing facilities in Mendocino County. 559 total employees lived in a total of 29 employee housing 

facilities. Additional information regarding farmworkers is contained in Table 2.20.  

 

Based on this information, it is concluded that the majority of farm workers who live within the City limits live in 

single family homes, apartments, or mobile homes/trailers. 

 According to the 2009-2017 ACS, 352 persons, or 5.2 percent of the City’s labor force, were employed in the 

agriculture, forestry, fishing, hunting, and mining industry (see Table 2.8). 

Resources  

State Public Health and Safety Code Section 17021.5 requires employee housing with accommodations for six or 

fewer employees be allowed by right and treated as a single family residence rather than a dormitory, boarding 

house, hotel or other similar term implying that the employee housing is a business run for profit.  

The City zoning ordinance allows single family residences by right in the R-1 (Single Family Residential) zoning 

district. The R-1 zoning district does not limit the number of persons living in a residence, or preclude a group of 

employees, students, or other non-related persons from occupying the residence. In both the R-2 (Medium Density 

Residential) and R-3 (High Density Residential) zoning districts, single family dwellings, duplexes, condominiums, 

apartment houses, and room and board residences are allowed by right without the requirement for a use permit. 

Additionally, single family residences and accessory (second) dwelling units are allowed by right in the C-N 

(Neighborhood Commercial) zoning district, and condominiums and accessory dwelling units (ADUs) are allowed by 

right in the C-1 (Community Commercial) zoning district. ADUs are also allowed by right in the C-2 (Heavy 

Commercial) zoning district.  

The City zoning ordinance also contains an Agriculture Exclusive (A-E) zoning district. While no land within the City 

is zoned A-E, the regulations allow by-right “one family dwellings, trailers and accessory buildings, and farm 

buildings of all kinds…” Nothing in the statutes limits the number of dwelling units or how many persons can occupy 

the units. This includes bunkhouses of 36 beds or less and up to 12 units of farmworker housing in all zones that 
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allow agricultural uses in the same manner other agricultural uses are allowed, as defined in Health and Safety Code 

17021.6.  

Because of the flexibility inherent throughout the City’s zoning code related to housing for farmworkers and the 

relatively small size of the City’s farmworker population, the housing needs of this group are addressed through its 

standard affordable housing strategies. 

Homeless 

“Homelessness” as defined by the U.S. Department of Housing and Urban Development (HUD), describes homeless 

individuals (not imprisoned or otherwise detained) who: 

▪ Lack a fixed, regular, and adequate nighttime residence and includes a subset for an individual who 

resided in an emergency shelter or a place not meant for human habitation and who is exiting an 

institution where he or she temporarily resided;  

▪ Will imminently lose their primary nighttime residence;  

▪ Are unaccompanied youth and families with children and youth who are defined as homeless under other 

federal statutes who do not otherwise qualify as homeless under this definition; and  

▪ Are fleeing, or are attempting to flee, domestic violence, dating violence, sexual assault, stalking, or 

other dangerous or life-threatening conditions that relate to violence against the individual or a family 

member. 

In 2018, the County of Mendocino contracted with Robert Marbut, Ph.D. to produce a report on homelessness in 

Mendocino County. Titled “Homelessness Needs Assessment and Action Steps for Mendocino County,” the report 

presented observations and findings, and recommended a series of action steps for addressing homeless issues 

Countywide. Both the Mendocino County Board of Supervisors and Ukiah City Council adopted the report, but most 

of the recommendations were primarily applicable to the County because the County is the jurisdiction that 

facilitates and oversees the existing services to address homelessness.  

The 2018 Homelessness Needs Assessment completed by Dr. Marbut counted between 172 and 188 individuals 

experiencing homelessness in Ukiah. 

 Previously, the 2017 Mendocino County Point-in-Time (PIT) Count reported a total of 1,238 homeless individuals in 

Mendocino County. This consisted of 113 individuals in an emergency shelter, 47 in transitional housing, and 1,078 

who were unsheltered. Of these homeless individuals, the PIT count reported 824, or 67 percent, were male and 

1,026, or 83 percent, were white. The PIT Count did not separate by location in their totals. 

Resources 

The County of Mendocino has primary responsibility for providing regional homeless services. Ukiah is part of the 

Mendocino County Homeless Services Continuum of Care (MCHSCoC) system that provides services for the 

homeless and is comprised of local government jurisdictions and government agencies, nonprofit service and 

housing providers, and organizations from the faith community.  

Additional resources consist of emergency day and overnight shelters, transitional housing, emergency and 

supportive services, hotel vouchers, and other voucher assistance programs. Below is a list of homeless supportive 

services in Ukiah. 

Emergency Shelters 
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Emergency shelters offer temporary overnight sleeping accommodations for generally up to 30 days. Currently, one 

emergency shelter is operating in the City of Ukiah- the Homeless Services Community Center operated by Redwood 

Community Services. This facility provides overnight shelter for up to 60 individuals for a six-month period during 

the winter (November through April). The Homeless Services Community Center has also been approved for a Day 

Resource Center, which will provide social services and case management for homeless persons. The Day Resource 

Center is currently under construction. 

Transitional Housing 

Transitional housing is designed to be a bridge between shelter and permanent housing, providing housing for 

homeless persons for six months to two years. Transitional housing also typically integrates other “wrap-around” 

social services and counseling programs to assist in the homeless individual’s transition to self-sufficiency. 

Transitional shelters offer housing, case management, and support services. A list of local transitional housing 

resources includes:  

▪ The Ford Street Project, Family Transitional Housing Program – serves up to six families with children 

under the age of 18; room and board is included in the program fees, which are paid for by the families.  

▪ The Ford Street Project, Unity Village – 12 two-bedroom units for families with children under the age of 

18.  

A program has been added to review and amend the zoning code to allow both supportive and transitional housing 

in all residential zones pursuant to SB 2. 

Homeless Shelter Overlay District 

On September 2, 2015 the City Council adopted a homeless shelter overlay district, in accordance with the 

provisions of SB 2. The area of the overlay was preferred given its proximity to an emergency shelter that had 

ceased operations in 2012, during the previous Housing Element planning period. 

Analysis of Capacity and Suitability of Overlay to Accommodate Homeless Population 

Encompassing ±13.73 acres, the homeless shelter overlay district allows homeless shelters by right (without the 

requirement of a conditional use permit). There are nine separate parcels within the overlay district, all within the 

Heavy Commercial and Manufacturing zoning districts. None of the parcels are vacant, nor were they vacant at the 

time of adoption of the overlay district in 2015, but there is a large portion (±1 acre) of one parcel that has an open 

field. Improvements on the parcels include 6,000-23,000 square foot warehouses, single family residences, garages, 

barns, and a church. One of the parcels is currently the site of a residential substance use disorder1 recovery 

treatment center. There are no active industrial uses or known environmental contamination, hazardous gases, air 

pollution, etc. The overlay zone has good proximity to public transit, located a quarter mile from one bus stop and a 

half mile from a second bus stop. The overlay zone is located approximately one mile from an existing job center 

and other public and private services. These services are accessible via public transit.  

Conversion of the warehouses into homeless facilities is possible within the overlay district. Utilizing the existing 

homeless facility on South State Street as a measure of realistic capacity for homeless shelters in the overlay 

district, the existing overlay district can accommodate 457 beds for homeless persons. However, given existing 

constraints within the district, the overlay district should be further evaluated to ensure its continued suitability. A 

program has been added to re-evaluate the Homeless Shelter Overlay District for possible amendment and 

consideration of options to maintain compliance with SB 2.  

Homeless facilities are also permitted in other zoning districts, upon approval of a use permit from the Ukiah 

Planning Commission, including: C-N (Neighborhood Commercial), C-1 (Community Commercial), C-2 (Heavy 
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Commercial), PF (Public Facilities), M (Manufacturing), R-1 (Single-Family Residential), R-2 (Medium Density 

Residential), and R-3 (High Density Residential). 

Housing Stock Characteristics 
The characteristics of the housing stock, including type, age, condition, availability, tenure, and affordability are 

important in determining the housing needs for the community. This section explores each of those sections and 

analyzes if the current housing supply meets the needs of existing and future residents of Ukiah. 

Housing Type 

California Department of Finance housing estimates in January 2018 show the majority (55 percent) of the City’s 

housing stock is comprised of single family detached homes. The second most common type of housing was multi-

family (19 percent). Between 2010 and 2018, there continued to be very few 2-4 unit complexes or mobile homes.  

It should be noted that these numbers do not reflect results from the City’s adoption of a new accessory dwelling 

unit ordinance in late 2017, nor do they reflect the City’s deployment of various initiatives related to a 2017 Housing 

Strategy. 

 

Housing Stock Age and Condition 

If not properly and regularly maintained, housing can deteriorate neighborhood housing conditions, decreasing 

property values and impacting neighborhood pride and quality of life. Typically, housing over 30 years of age is more 

likely to have needs for rehabilitation.  

A Housing Conditions Survey completed by the City of Ukiah in 2008 revealed that 77 percent of the local housing 

stock was more than 25 years old. As depicted in Table 2.21, Ukiah’s housing stock has further aged. Over 90 

percent of all housing stock in the City of Ukiah was built in 1989 or earlier and is over 25 years of age. Only 3.3 

percent of housing stock is newer (built in the year 2000 or later), and until quite recently very few new housing units 

were constructed. 



 9. Housing Element 

 

 

Public Review Draft Policy Document  |  2022  Page 9-25 

 

 

Since the City has not completed a housing conditions survey since 2008, data was utilized from the 2008 Survey 

and cross-referenced with current local conditions observed by City of Ukiah Building Division staff and updated 

data within this Housing Element. Table 2.23 provides an estimate of current housing stock conditions. A program 

has been added for the City to complete a new housing conditions survey within the next Housing Element planning 

cycle. 
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The City of Ukiah Building Division operates a building code enforcement program in an effort to improve overall 

housing conditions in the community. Enforcement violations are investigated as complaints are received from 

residents. The City also provides housing rehabilitation assistance to lower income residents through the City’s 

CDBG and HOME programs, as funding becomes available. 

Housing Tenure and Availability 

Housing tenure and vacancy rates are important indicators of the supply and cost of housing. Housing tenure refers 

to whether a unit is owned or rented. 

Housing Tenure 

In 2000, there was close to an even distribution of owner-occupied and renter-occupied units in Ukiah, at 48.4 

percent and 51.6 percent, respectively. By 2010, this trend had begun to shift, and Ukiah was a majority renter-

occupied community (over 56 percent). Throughout this same period, Mendocino County was predominantly owner-

occupied. 

 

Vacancy Rates 

Vacancy rates are an important indicator of the adequacy of housing supply for all economic segments of the 

community. High vacancy rates usually indicate low demand, and low vacancy rates can indicate high demand 

and/or inadequacy of supply. Generally, a “healthy” vacancy rate for the single-family housing market is considered 

as two to three percent; and between seven and eight percent is considered sufficient for the multi-family housing 

market.  

According to the 2010 Census, the overall vacancy rate in Ukiah was 5.3 percent, including units vacant for seasonal 

or occasional use, rented and sold units that were vacant at the time of the Census, and other unclassified vacant 

units (see Tables 2.25 and 2.26).  
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Additional vacancy data was obtained from the 2013-2017 American Community Survey, to demonstrate the 

vacancy rate over the last approximately 17 years. Vacancy rates in 2010 increased by nearly 100 percent compared 

to 2000, and this was likely due to the slumping economy at that time. As the economy has recovered, the vacancy 

rates have again approached 2000 levels (see Table 2.26). 

 

 

Understanding that Ukiah has low rental and owner vacancy rates seems to be a sentiment shared by the 

community. In 2018, a community housing survey was completed by the City. Over 70 percent of survey respondents 

listed the number one issue or barrier with obtaining suitable housing for their households as “home/rent prices” 

(54.9 percent) or “lack of available housing inventory” (17 percent). Similar comments were received at both 

housing workshops the City hosted to discuss and gather public input and ideas on the Housing Element Update. A 

copy of the full results of the survey is contained in Appendix B.  

All Housing Element Appendices are located in Appendix B of the General Plan. 

 

The City has added an implementation program to address housing production overall. 

Housing Costs and Affordability 

Median home prices in Ukiah and Mendocino County have been steadily increasing since the economic recovery. 

With the exception of 1-bedroom units, rental prices have also increased. 
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Assisted Affordable Housing Units 
Assisted housing developments, or “at-risk units,” are defined as multifamily rental housing developments that 

receive government assistance under Federal, State, and/or local programs, and which are eligible to convert to 

market-rate due to termination (opt-out) of a rent subsidy contract, mortgage prepayment, affordability covenant, or 

other expiring use restrictions within 10 years of the beginning of the housing element planning period. The next “at-

risk” housing analysis period is 2019-2029.  

State Government Code §65863.10 requires that owners of Federally-assisted properties provide notices of intent to 

convert their properties to market-rate 12 months prior and again at six months prior to the expiration of their 

contract, opt-outs, or prepayment. Owners must provide notices of intent to public agencies, including HCD and the 

local public housing authority, as well as to all impacted tenant households. There are three general cases that can 

result in the conversion of publicly assisted units: 

▪ Prepayment of HUD Mortgages: Section 221(d)(3). Section 202 and Section 236: A Section 221(d)(3) is 

a privately owned project where the U. S. Department of Housing and Urban Development (HUD) provides 

either below market rate loans or a subsidy to the tenants. With Section 226 assistance, HUD provides 

financing to the owner to reduce the costs for tenants by paying most of the interest on a market rate 

mortgage. Additional rental subsidy may be provided to the tenant. Section 202 assistance provides a 

direct loan to non-profit organizations for project development and rent subsidy for low income tenants. 

Section 202 provides assistance for the development of units for physically handicapped, 

developmentally disabled, and chronically mentally ill residents.  

▪ Opt-outs and expirations of project based Section 8 contracts: Section 8 Project Based Vouchers (Sec. 

8) is a federally funded program that provides subsidies to the owner of a pre-qualified project for the 

difference between the tenant’s ability to pay and the contract rent. Opt-outs occur when the owner of 
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the project decides to opt-out of the contract with HUD be pre-paying the remainder of the mortgage. 

Usually, the likelihood of opt-outs increases as the market rents exceed contract rents.  

▪ Other: Expiration of the low income use period of various financing sources, such as the Low-Income 

Housing Tax Credit (LIHTC), bond financing, density bonuses, California Housing Finance Agency 

(CFHA), Federal Home Loan Bank of San Francisco Affordable Housing Program (AHP), Veterans 

Assistance Supportive Housing (VASH) United States Department of Agriculture (USDA), Community 

Development Block Grants (CDBG) and Home Investment Partnerships Program (HOME) funds. 

Generally, bondfinanced properties expire according to a qualified project period or when the bonds 

mature. Former properties funded with Redevelopment Agency funds generally require a minimum 

affordability term of 30 years. 

There are a range of publicly assisted rental housing affordable to lower and moderate income households in Ukiah. 

Table 2.27 provides a summary listing of affordable projects in the City. Overall, 52 projects totaling 537 rental 

housing units in the City include affordable units. 534 units are set aside specifically for lower and moderate income 

households. 
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Preservation of At-Risk Housing 

Within the 2019-2029 “at-risk” housing analysis period, three projects are considered at risk of converting to market-

rate housing. These projects offer 102 housing units, and all 102 of the units are affordable to lower income 

households. Two of the projects, Creekside Village and Walnut Village, are affordable to households with project-

based Section 8 rental subsidies. The third project, Garden Court, has expiration of an affordability restriction put in 

place by the developer’s use of HOME funds for the project.  

In an interview with the property owner of Garden Court, the property owner stated they will make sure there is 

continued affordability, presumably in perpetuity. But the property owner also mentioned that the funding on this 

project is complex, which is complicated by being in the airport compatibility zone of the 1996 Airport 

Comprehensive Land Use Plan. Airport compatibility has been listed as a constraint in Section 5.  

Creekside Village is a 44-unit apartment project constructed in 1983, with a project-based Section 8 contract for rent 

subsidies. Walnut Village is a 48-unit apartment constructed in 1979 with a Section 8 contract also due to expire in 

2027. The property owner, a locally based affordable housing developer and property management company, can 

choose to opt out of Section 8 or to renew the Section 8 with HUD.  

While the new Section 8 contracts are subject to a periodic renewal process, the approval is fairly automatic. If the 

property owner decides to allow the Section 8 program to lapse, the tenants would be notified and would have one 

year to relocate. Subject to funding availability, HUD and the local Housing Authority, the Community Development 

Commission of Mendocino County, would make Section 8 housing-choice vouchers available to the tenants. Tenants 

could decide to use the voucher at the project or at a different location. 

Costs of Construction/Replacement vs. Costs of Preservation 

In addition to identifying units at risk of converting to market rate housing, Government Code Section 65583(a)(8)(B) 

requires a comparison of costs to replace lost units through construction or rehabilitation to the cost of preserving 

the existing units. 

Using local data, the average new construction/development cost for multi-family rental housing is $347,437 per 

unit. For 102 at-risk units, this would require $35,538,574. The cost estimate includes land acquisition, construction 

costs, permits, on- and off-site improvements, and other related costs. By comparison, the estimated cost of 

preservation of multi-family rental housing is $200,221 per unit.2 For 102 at-risk units, preservation costs are 

estimated at $20,422,542.  

As can be seen from the estimates, the cost of preservation is far less than the cost of replacement of at-risk units. 

Another factor is that not all units identified as being at-risk are in need of rehabilitation, but may simply require 

acquisition in order to be preserved as affordable units. This will further reduce the costs of preservation.  

An At-Risk Unit Program was started during the 2014-2019 Housing Element but not fully established. Development 

of this program has been listed as a priority in this 2019-2027 Housing Element Update. It is expected that at a 

minimum, this Program will involve the City contacting qualified non-profit organizations or other agencies and 

exploring opportunities to assist and facilitate the ownership transfer of “at-risk” units. Potential funding sources 

may include programs operated and administered by the State Department of Housing and Community Development 

and Ukiah Housing Trust Fund.  

Further, the City of Ukiah is strongly committed to the preservation of affordable housing units and therefore has 

identified the following resources in an effort to save such at-risk units. 
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Preservation Resources 

Efforts by the City to retain low-income housing must be able to draw upon two basic types of preservation 

resources: organizational and financial. A list of potential qualified entities for preserving at-risk units is contained 

in Appendix C. This list is periodically updated on the Policy & Research webpage of the California Department of 

Housing and Community Development.  

All Housing Element Appendices are located in Appendix B of the General Plan. 

 

The following is a list of potential funding sources considered a part of the City’s overall plan for preservation of at-

risk units. The number and availability of programs to assist cities and counties in increasing and improving their 

affordable housing stock is limited and public funding for new projects is unpredictable. The following programs are 

local, State and federal programs. Some are managed locally by the City, under the auspices of the Ukiah Housing 

Trust Fund.  

▪ Home Investment Partnership (HOME) Program: This Program was created under Title II of the 

Cranston-Gonzales National Affordable Housing Act enacted on November 28, 1990. For the City of 

Ukiah, HOME funds are made available on an annual or bi-annual competitive basis through the HCD 

small cities program. Approximately $500,000 is available to develop and support affordable rental 

housing and homeownership affordability. Activities include acquisition, rehabilitation, construction, and 

rental assistance. The City uses HOME funds primarily for first-time homebuyers (homeownership 

assistance) and owner-occupied rehabilitation. Loan repayments received through these programs are 

reused to provide funding for additional activities. The City has also been awarded HOME funds for new 

affordable rental housing projects.  

▪ Community Development Block Grant (CDBG) Program: For the City of Ukiah, CDBG funds are made 

available on an annual or bi-annual competitive basis through the HCD small cities program. Between 

$500,000 and $1 million is generally available to support affordable rental housing acquisition, 

reconstruction, and rehabilitation and homeownership affordability. Eligible activities are varied and 

include such activities as acquisition, infrastructure improvements, public facilities rehabilitation, public 

services, owner occupied housing rehabilitation, and homeownership assistance. Proceeds from those 

activities are deposited into a revolving loan fund established from low interest loans for rehabilitation 

and homeownership assistance and could be a potential resource for preservation activities. 

▪ City of Ukiah Low and Moderate Income Housing Asset Funds (LMIHAF): Bond proceeds from the City’s 

former redevelopment agency have been deposited into the LMIHAF for use by the City’s successor 

housing agency on affordable housing activities. Two-thirds of all LMIHAF funds must be utilized on 

activities for lower income households with gross annual income less than 60% of the area median 

income for Mendocino County. The City Council has authorized $500,000 for affordable housing 

activities in fiscal year 2019-20. LMIHAF funds can be utilized for a variety of programs, including but not 

limited to the following: 

▪ Rental Rehabilitation Programs  

▪ Acquisition/Rehabilitation Programs  

▪ Homeownership Assistance  
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▪ Rental Housing Construction 

▪ Community Development Commission of Mendocino County Housing Authority (CDC Housing 

Authority): The CDC Housing Authority administers a variety of housing programs including Section 8, 

Shelter Plus Care, and Veterans Housing (VASH) rental assistance. The CDC Housing Authority also 

owns and manages affordable housing units throughout Mendocino County.  

▪ Community Reinvestment Act (CRA): Federal law requires that Banks, Savings and Loans, Thrifts, and 

their affiliated mortgaging subsidiaries, annually evaluate the credit needs for public projects in 

communities where they operate. Part of the City’s efforts in developing preservation programs will be to 

continue to meet with local lenders to discuss future housing needs and applicability of the CRA Act. 

Although an unpredictable resource, it is important to maintain working relationships for future problem 

solving.  

▪ Low Income Housing Tax Credit Program (LIHTC): This program provides for federal and State tax 

credits for private developers and investors who agree to set aside all or an established percentage of 

their rental units for low-income households for no less than 30 years. Tax credits may also be utilized 

on rehabilitation projects, contributing to the preservation program. 

 Projected Housing Needs 

Under California law, every city and county has a legal obligation to respond to its fair share of the projected future 

housing needs in the region in which it is located. For Ukiah and other Mendocino County jurisdictions, the regional 

housing need allocation (RHNA) is determined by the Mendocino Council of Governments (MCOG), based upon an 

overall regional need number established by the State. The fair share numbers establish goals to guide local 

planning and development decision making. 

Regional Housing Needs Allocation 
In 2018, the MCOG in partnership with representatives from local city and County jurisdictions met and agreed upon 

the local fair share housing needs. 

 

To enable the City of Ukiah to meet RHNA goals, the City must evaluate its capacity to provide available sites to 

meet projected future housing needs. The City must demonstrate it has or will make available adequate sites with 

appropriate zoning and development standards and with services and facilities to accommodate the RHNA. 
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The 2019-2027 Housing Element planning cycle is an eight-year period. However, even with this increase in the 

planning period of three years, housing production expected by HCD over the next eight years is substantially higher 

(more than 200 percent) than the 2014-19 Housing Element planning cycle. These numbers reflect the demand and 

need for housing in Ukiah, as reflected in the Housing Needs Assessment. 

Housing Needs for Extremely Low-Income Households 
Extremely low-income is defined as households with income less than 30 percent of Area Median Income (AMI). 

According to HCD, the area median income in the City of Ukiah as of April 26, 2018 (the date of the last release of 

median income data from the State) is $60,600 for a family of four. For extremely low income households, this 

results in an income of $25,100 or less for a four-person household. Many families and individuals receiving public 

assistance, such as social security insurance (SSI) or disability insurance are considered extremely lowincome 

households. At the same time, a minimum wage worker could be considered an extremely low-income household 

with an annual income of approximately $22,000 or less. Food service workers making sandwiches at a local deli or 

preparing coffee at a local cafe could be earning $11 per hour. Pay in these types of jobs, which are fairly common 

in Ukiah, could qualify workers as extremely low income households.  

▪ Existing Extremely Low Income Needs: In 2015, 840 extremely low-income households resided in the 

City, representing 14 percent of the total households. This was up slightly from 2014 when there were 

819 extremely low income households, or 13 percent of total households. Most extremely low-income 

households are renters (785) and experience a high incidence of housing problems. For example, many 

of extremely low-income households faced housing problems (defined as cost burden greater than 30 

percent of income and/or overcrowding and/or without complete kitchen or plumbing facilities) and 

most were in overpayment situations. See Table 2.14 for additional details.  

▪ Projected Extremely Low Income (ELI) Needs: The Comprehensive Housing Affordability Strategy 

(CHAS) data indicates that there are 55 owner and 785 renter ELI households in the City of Ukiah. Of the 

ELI households, approximately 73 percent of owners and 69 percent of renters pay greater than 30 

percent of their income on housing costs.  

To calculate the projected ELI housing needs, the City assumed 50 percent of its 2019-2027 low-income RHNA 

would be extremely low-income households. As a result, from the low income RHNA of 86 units, the City has a 

projected need of 43 units for extremely low-income households. Many extremely low-income households will be 

seeking rental housing and most likely facing an overpayment, overcrowding or substandard housing condition. 

Some extremely low-income households could also be special needs populations. To address the range of needs, 

the City will deploy a detailed housing plan including promoting a variety of housing types, such as single-room 

occupancy (SRO) units and small lot subdivisions.  
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To address the housing needs of extremely low-income households, the City will continue programs and strategies 

created and deployed in the previous (2014-2019) planning period: 

▪ Identify and meet with nonprofit builders who specialize in building housing for extremely low-income 

households. This effort is designed to build a long-term partnership in development, gain access to 

specialized funding sources, identify the range of local resources and assistance needed to facilitate the 

development of housing for extremely low-income households, and promote a variety of housing types, 

including higher density, multifamily supportive, single room occupancy and shared housing.  

▪ Work in conjunction with other agencies to address the needs of the extremely low income households in 

the City. At least annually and on an on-going basis contact agencies and developers to facilitate 

implementing the program. Actions to be considered for inclusion in the program include prioritizing City 

funding, supporting grant and other applications for funding, and exploring housing types and 

construction methods to promote housing for ELI citizens.  

▪ Deploy Ukiah Housing Trust Fund resources to assist in facilitating construction of new housing for 

extremely low-income households. 4. Support funding applications in support of new housing 

construction for ELI households.  

▪ Deploy residential rehabilitation programs through CDBG and/or HOME. 

Housing Production Since 2014 
The City of Ukiah has implemented a variety of incentive-based programs over the preceding five years in an attempt 

to increase housing production for all economic segments of the community. These include creation of a housing 

trust fund- the Ukiah Housing Trust Fund, creation of a new Housing Division within the Department of Community 

Development, development and implementation of a new (2017) Housing Strategy designed to increase production 

of affordable and middle-income market-rate housing (see Appendix D), and deployment of other programmatic 

strategies. The result has been a significant increase in new housing construction starts, all of which are infill, as 

depicted below in Table 3.3. 

All Housing Element Appendices are located in Appendix B of the General Plan. 
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 Sites Inventory and Analysis 

Approved Projects and Entitled Units 
Since the Housing Element planning period begins August 15, 2019, the City of Ukiah can take RHNA credit for new 

units approved or planned as of August 15, 2019. City staff compiled an inventory of all residential projects with a 

housing component that are, as of August 15, 2019, approved or planned and anticipated to be built by the end of 

the current Housing Element planning period (August 15, 2027). For approved and planned projects, deed-restricted 

affordable units are inventoried as lower-income.  

An entitlement was approved on February 28, 2018 by the Ukiah Planning Commission for Ukiah Senior Apartments, 

to be located at 763 South Oak Street. This will be a 31-unit apartment complex, with 30 units for low-income senior 

households and one manager’s unit. The City applied for and was awarded $5.1 million in Home Investment 

Partnerships (HOME) Program funds to assist the developer in funding the project. The project is anticipated to 

begin construction in 2019-2020 and will be completed well before August 15, 2027. 

Vacant and Underutilized Land 
Government Code Section 65583.2(c) requires as part of the analysis of available sites that the City of Ukiah 

demonstrate the projected residential development capacity of the sites identified in the housing element can 

realistically be achieved. The City must also determine whether each site in the inventory can accommodate some 

portion of its share of the regional housing need by income level during the planning period.  

The inventory must include the following: 

▪ Vacant and underutilized sites zoned for residential use;  

▪ Vacant and underutilized sites zoned for nonresidential use that allow residential development or can be 

redeveloped for residential use; • A list of properties by assessor parcel number (APN);  

▪ The size, general plan designation, and zoning of each property;  

▪ A description of environmental constraints;  

▪ A description of existing planned water, sewer, and other dry utilities supply, including the availability 

and access to distribution facilities; parcels included in the inventory must have sufficient access to 

these services;  

▪ Sites identified as available for housing for above moderate-income households in areas not served by 

public sewer systems. This information need not be identified on a sitespecific basis;  

▪ Number of units that can be “realistically accommodated”; and  

▪ A reference map that shows the location of all identified sites. 

The City of Ukiah completed a new vacant and underutilized list and associated analysis as part of the Housing 

Element Update. The analysis identified vacant and underutilized sites within the current city limits, and then 

evaluated each site based on current zoning designations, documented constraints, and State requirements. This 

analysis found that the City has available capacity for housing suitable for low-income and very low-income groups 

(161 units) and available housing capacity suitable for moderate and above moderate-income groups (165 units). 

State law provides a default density which jurisdictions can use as a threshold to determine appropriate lower-

income housing sites (includes very-low and low-income groups). For the City of Ukiah, sites allowing at least 15 

dwelling units per acre (du/ac) are considered by the State to be appropriate for lower-income housing. The zoning 

districts of High Density Residential (R-3), Community Commercial (C-1), Heavy Commercial (C-2), Urban General 
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(UG), Urban Center (UC), and Downtown Core (DC) can support lower-income housing since their maximum densities 

are 28 du/ac.  

State law also stipulates that sites for lower-income housing must be a half-acre or larger, unless the City is able to 

demonstrate that smaller sites were successfully developed during the prior planning period for an equivalent 

number of lower-income housing units. Generally, however, it is assumed that sites smaller than a half-acre are not 

large enough to accommodate multifamily units. Sites smaller than a half-acre typically accommodate single-family 

homes, duplexes, and fourplexes, which are assumed to be moderate-income housing types. This analysis was 

completed on a site specific level and some parcels smaller than one-half-acre were determined to be able to 

accommodate higher density. Small parcels under the same ownership on adjacent parcels may be consolidated 

into larger sites for identifying lower-income housing sites, provided the zoning allows the appropriate density. 

Methodology 

The site selection analysis was conducted using data from the City of Ukiah, Mendocino County, and the Federal 

Emergency Management Agency (FEMA). 

Initial Site Identification 

Density Assumptions 

To begin, zoning districts were identified that allowed residential development. Only parcels within these zoning 

districts were studied for the sites inventory. Table 4.1 shows the zoning districts evaluated and their development 

assumptions. These densities and assumptions are consistent with development applications historically received 

within each zoning district. 

 

In calculating the number of units that could realistically be built on each site, the analysis started with the 

maximum density allowed within each zoning designation. As described in Section 5, due to the City nearing build-

out, demand for housing citywide, and the City’s commitment to housing production for affordable and middle-
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income households outlined in the City of Ukiah Housing Strategy it is reasonable to assume developers will seek to 

develop at the maximum allowable density. This includes commercial zoning districts that currently permit high 

density residential development. All multi-family projects developed in commercial zones within the last 5 years 

have either maximized density on the parcel and/or applied for an additional density bonus to further increase 

density (see Section 5- B.4. on page 82 for additional details).  

Next, a site specific analysis was completed to obtain realistic development capacity. This included analyzing 

existing use and development, surrounding uses, access, infrastructure capacity, slope and other environmental 

constraints, setbacks, landscaping and parking requirements, as well as allowable densities and building area 

required by code.  

In accordance with GC 65583.2(c)), vacant sites identified in the last two housing element planning periods or 

nonvacant sites identified in one housing element planning period identified to accommodate housing for lower 

income households were removed from the list. 

Identifying Vacant Sites 

An initial list of vacant parcels was identified using the Mendocino County Assessor parcel database (April 2019). 

Assessor’s use codes for vacant parcels were as follows: 

▪ 00 – Vacant Residential  

▪ 10 – Vacant Commercial  

▪ 30 – Vacant Industrial 

Additionally, parcels were identified where the improvement value equaled “$0” or “Unavailable” in the Assessor 

data, which suggested that the parcels could be vacant. Vacancy on these parcels was verified through a review of 

aerial photography. A field survey consisting of windshield surveying and site visits were also performed to verify 

the vacancy of parcels. 

Identifying Underutilized Sites 

An initial list of underutilized parcels was identified using the improvement values of each parcel provided in the 

Assessor data. Parcels identified where the improvement value was less than $20,000 suggested that the parcels 

were underutilized to a degree that would make them more likely to redevelop within the planning period. Site 

specific analyses and site visits were also preformed to verify the underutilization of parcels. 

Constraints 

Airport Compatibility 

Based on the Mendocino County Airport Comprehensive Land Use Plan (ACLUP), airport compatibility zones around 

the Ukiah Municipal Airport create constraints on residential development, regardless of the underlying zoning 

district.  

▪ Zone A does not allow residential development, and therefore no parcels within Zone A were included in 

the inventory.  

▪ Zone B1 allows a parcel size of 10 acres with restrictions (Appendix D, ACLUP). For the purposes of this 

analysis, one unit is assumed per parcel. Zone B1 is appropriate for above moderate-income housing.  

▪ Zone B2 allows a minimum parcel size of 2 acres (Appendix D, ACLUP). For the purposes of this 

analysis, one unit is assumed per parcel. Zone B2 is appropriate for above moderate-income housing.  



 9. Housing Element 

 

 

Public Review Draft Policy Document  |  2022  Page 9-39 

▪ Zone C allows a maximum density of 15 du/ac which meets the default density requirement set by HCD 

for this area. Sites within Zone C can be counted toward the lower-income housing RHNA, depending on 

its underlying zone. In certain cases, such as in Low Density Residential areas where the maximum 

density is 7 du/ac, the allowed maximum density in the underlying zoning district would not qualify a site 

to be counted as lower-income housing.  

▪ Zone D has no restrictions other than uses that are hazards to flight, and so the underlying zoning 

district is relied upon to determine the allowed density.  

All Housing Element Appendices are located in Appendix B of the General Plan. 

 

Table 4.2 summarizes the Airport Compatibility Zone Criteria used for this analysis. 

 

Many sites across all income categories had reduced capacity due to the lower maximum density requirements in 

Airport Compatibility Zones A, B1, B2, and C. For example, parcels with zoning that allow up to 28 du/ac but are also 

located in the B2 zone, are not suitable for lowerincome housing because they are limited to one unit per 2 acres 

based on B2 zone criteria. 

Flood Zones 

The 1-percent annual chance flood is also referred to as the base flood, or 100-year flood. For this analysis, we 

considered the 100-year flood zone to be a constraint to all residential development. The 100-year flood zone 

contains Food Hazard Zones A, AE, V, and VE, as defined by FEMA. All parcels within the 100-year flood zone were 

removed as being available sites. 

Steep Slopes 

Steep slopes were considered to be a constraint since these topographical challenges result in lower densities and 

necessitates specialized site design to accommodate for the terrain, resulting in a more expensive development 

process. Slope modeling data was not available for this analysis, however, all parcels within the Hillside District 

were considered to be constrained by steep slopes. Site specific analyses using City development standards were 

completed for each parcel containing steep slopes and a conservative estimate using two units per acre (although 

City code and General Plan allows 6 units per acre) was applied. This development intensity is consistent with other 
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development currently existing within the Hillside zoning district. All parcels in the Hillside District are considered 

only for above moderate-income housing and were not considered to be suitable for housing lower-income groups. 

Fire Hazard 

Severe fire hazards exist west of the city, but not within city limits. This does not necessarily eliminate the fire risk 

to the potential sites, but for the purposes of this analysis, the sites were not considered to be constrained by fire 

hazard areas. 

Seismic Hazard 

The Alquist-Priolo fault line runs northeast of the City. However, no part of the City falls within the fault zone. 

Therefore, seismic hazards were not considered to be a constraint to residential development within the city. 

Vacant and Underutilized Sites Inventory 

Table 4.3 lists all parcels evaluated by APN, ownership, location, existing use, zoning, general plan designation, size, 

realistic development capacity, population, applicable income group category, and known constraints. Potential unit 

capacity is determined by multiplying acreage with the assumed buildout density as described above. All sites can 

be accommodated by infrastructure, unless otherwise noted. 

In 2018, the estimated persons per household in Ukiah was 2.5 (California Department of Finance). Potential unit 

capacity is multiplied by 2.5 persons per unit to estimate the number of people each site could accommodate. Sites 

that are a half-acre or larger, are zoned to allow 15 du/ac or more, and are not constrained by the 100-year flood, 

steep slope, or Airport Compatibility Zones A, B1, and B2, are categorized as suitable for housing very low- and 

lowincome groups. Sites that are either smaller than a half-acre, are zoned to allow under 15 du/ac, and are not 

constrained by the 100-year flood or Airport Compatibility Zone A are categorized as suitable for housing moderate 

and above-moderate-income groups.  

Figure 4.1 shows a map of all identified parcels and constraints. Figure 4.2 shows a map of identified vacant 

parcels. Figure 4.3 shows a map of identified underutilized parcels. 
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Summary of Findings 
According to the 2018 RHNA prepared by the Mendocino Council of Governments, the City of Ukiah is responsible 

for identifying adequate sites, with appropriate zoning, to support 86 very low-income housing units and 72 low-

income housing units, for a total of 158 lower income housing units, and 49 moderate-income and 32 above 

moderate-income housing units, for a total of 81 moderate and above moderate housing units. This analysis shows 

that the city has capacity for 161 very-low and low-income housing units and 165 moderate and above-moderate 

income housing units. In 2018, the estimated persons per household in Ukiah was 2.5 (California Department of 

Finance). After applying this estimate to the maximum capacity for lower-income units, the city would be able to 

accommodate an additional 401 people in low and very-low-income housing, and 408 additional people in moderate 

and above-moderate-income housing. Table 4.4 shows a summary of these findings. 

 

Program Considerations  
Although there is enough capacity to meet and exceed the RHNA allocation, the City has added the following 

programs to more proactively plan for the provision of additional housing opportunities in the future:  

▪ Amend C1 and C2 Zones to allow by-right housing development, with objective design and 

development standards. This program would make it easier for developers to build housing and that 

lower income housing will be built on parcels zoned C1 and C2 within the planning period. This is 

especially relevant since all identified vacant parcels for lower income housing have C1 or C2 zoning.  

▪ Amend the R-2 Zone to allow up to 15 du/ac instead of 14 du/ac. This program would allow the City to 

use sites with R-2 zoning toward the lower income RHNA allocation, based on Ukiah’s default density of 

15 du/ac. This program would create more sites that allow by-right lower-income housing in the future. 

▪ Amend the C-N Zone to increase residential density and allow similar housing types as allowed in R-2. 

This program would allow more housing types for moderate-income housing, which typically consists of 

small-lot single-family homes and smaller multifamily developments such as duplexes and fourplexes. 
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 Housing Constraints and Opportunities 

The City has regulatory constraints (fees/exactions and zoning standards) and environmental constraints like other 

communities in California. The environmental constraints include traffic, drainage/flood zones, mature trees, and 

airport compatibility. All of these constraints affect future development to varying degrees, and each site listed in 

the Vacant and Underutilized Land Survey (Appendix E), was examined not only for the presence of constraints, but 

to what degree the constraints would impact the future development of housing.  

The following sections provide an analysis of potential and actual constraints to housing development, as well as an 

evaluation of whether the potential constraint has been addressed through past policies or will need to be 

addressed in the future. Where needed, specific policies and programs to address identified constraints are outlined 

in the Housing Goals, Policies, and Programs section of the Housing Element Update. Additionally, this section 

summarizes opportunities for energy conservation, as they relate to new residential development in Ukiah. 

Governmental Constraints 

Zoning Code 

Through its Zoning Code, the City of Ukiah enforces minimum site development standards for new residential uses. 

The City has lot coverage, setbacks, height limitations and other regulatory constraints to development. While these 

zoning standards are typical, the City does not have a Floor Area Ratio (FAR) standard, which limits development in 

other communities. The City also has a Planned Development overlay zoning classification, providing the 

opportunity for increased flexibility for development projects, a density bonus for new affordable housing projects, 

and allows high density residential uses within its commercial zoning districts. In 2018, as a part of the City’s 2017 

Housing Strategy, City Staff developed a residential density calculation ordinance applicable to mixed-use and 

medium density (R-2) residential projects. The impact of the ordinance was to increase density by at least one to 

three units per acre.  

The City’s current zoning code allows for a variety of housing types throughout the City. Individual single family 

residences are allowed by right in all residential districts and within the Neighborhood Commercial (CN) district. 

Second dwelling units are allowed by right within all residential districts and commercial districts and accessory 

dwelling units (ADUs) are allowed by right in the Single Family Residential (R-1) zoning district. Multiple family 

residential apartment units are allowed by right in R-2 and R-3 zoning districts and permitted in all commercial 

zoning districts with the securing of a Use Permit. Table 5.1 includes a summary of permit type required for each 

housing type within each zoning district. Table 5.2 includes development standards within those districts. Figure 5.1 

is a map of the zoning districts within the City.  

The City does not have any locally adopted ordinances such as an inclusionary housing ordinance or short-term 

rental ordinance that impact the cost or supply of housing. 
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Downtown Zoning Code 

The Downtown Zoning Code (DZC) is a form-based code that was adopted in 2012, out of the 2009-2014 Housing 

Element. The DZC allows for residential development by right in most districts and contains a separate set of 

development standards. Table 5.2 shows a summary of these standards for density, height, and setbacks, and 

Figure 5.1 is a map of the zoning designations in the City (areas of the DZC are shown in purple). The DZC also 

contains specific development standards, such as for landscaping, architectural standards, building orientation, and 

pedestrian access. 
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Planned Development Combining District 

The Planned Development (PD) combining district contained in the Ukiah City Code is used as a tool to allow 

flexibility in design and development in order to promote economical and efficient use of land. It generally provides 

a method for deviating from standardized zoning requirements to foster well-planned, creative, and quality 

development projects. The PD tool is similar to an overlay zoning district that produces a result similar to a 

rezoning. For example, an affordable senior housing project applicant may propose to overlay the PD zone over an 

existing R-3 (High Density Residential) zoning district to reduce parking requirements, relax yard setbacks, and 

reduce access roadway widths. The application requires review and a public hearing by the Planning Commission 

and a final review and action by the City Council.  

Current zoning code regulations do not appear to represent a clear constraint to new housing development. 

Improvements to the zoning code such as the affordable housing density bonus, accessory dwelling unit ordinance, 

and residential density calculation ordinance have further reduced the potential for constraints and led to 

development of new housing throughout the City. Recently a developer praised the City of Ukiah for its proactive 

approach to removing potential constraints for housing development, stating an intention to seek out additional 

parcels in Ukiah for development of housing projects.  

Although the City has made good progress in recent years removing barriers to housing development and 

developing incentives to encourage future development, the City also seeks to proactively ensure the potential for 

additional housing opportunities in the future. As stated in Section 4, the City has added programs focused on 

removing constraints in the zoning code. 

Parking 

Excessive parking requirements may serve as a constraint by increasing development costs and reducing the 

amount of land available for additional units or project amenities such as gyms and open space or common areas. 

The Ukiah City Code generally requires one parking space for one-bedroom apartment units and two spaces for two-

bedroom apartment units. Mixed use projects containing a commercial component generally require one space per 

every 250 square feet of gross leasable space.  

Relief from parking requirements may be granted through the discretionary review process in some instances. In any 

district, the sum of the separate parking requirements for each use in a mixed residential/commercial project may 

be reduced by not more than 35% where day and night time uses offset parking demand based on documentation 

that supports a finding of reduced parking demand.  

In addition, Parking District 1 within the downtown area offers reduced parking requirements for projects near city 

parking lots, projects containing pedestrian accessibility to services and projects within certain distances from 

transit stops. Parking District 1 also contains a variance procedure for further reductions.  

In any district, the Community Development Director may approve a reduction in parking requirements not exceeding 

thirty percent (30%) for housing projects with at least four living units reserved for seniors, disabled persons, 

emergency shelters, transitional housing, single room occupancies, or other special needs housing with reduced 

parking demand based on factors such as age of occupants, disabilities, household size, or other factors that 

support a finding of reduced parking demand.  

Regardless of the flexibility in parking standards mentioned above, City staff has heard from some multi-family 

housing developers, particularly those that construct housing for market-rate moderate-income households, that the 

City’s parking standards may be unintentionally reducing the number of housing units feasible on a particular site. 

The City’s 2017 Housing Strategy (see Appendix D) also addressed parking standards as a possible constraint to 

development of middle-income housing and an intention to explore flexible or other parking standards.  
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Based on the aforementioned, existing parking standards have been identified as a potential constraint to housing 

development, especially for affordable and moderate-income market rate housing. Therefore, research of flexible or 

other parking standards has been listed as a Program under the Housing Goals, Policies, and Programs section and 

will be prioritized for completion within the first few years of implementation of the 2019-2027 Housing Element 

Update. 

All Housing Element Appendices are located in Appendix B of the General Plan. 

City Design Guidelines 

The City of Ukiah adopted Design Guidelines in 1992 to establish a vision for the City’s design character. The 

Guidelines, although not prescribed as requirements, serve as a bridge between the goals in the General Plan and 

the requirements of the Zoning Code. The Guidelines are a necessary component of design review for commercial 

and residential development projects and establish a process for independent evaluation by an appointed Design 

Review Board, an advisory board to the Zoning Administrator and Planning Commission.  

City staff have heard from developers that the existing Design Guidelines do not provide prescriptive design 

standards and that the project review process is vague. To address these concerns City staff will work with the 

Design Review Board to seek and develop a set of clear objective design standards and ways to streamline the 

process.  

Although not necessarily a constraint to housing development, the design review process could be streamlined to 

save time during the development process. This has been listed as a Program under the Housing Goals, Policies, 

and Programs section. 

Airport Influence Zones 

The Ukiah Municipal Airport is the largest airport in Mendocino County and provides an important regional service, 

both for public safety purposes and local economic development. Ensuring development that is compatible with 

existing airport environs is an essential function of the Mendocino County Airport Land Use Commission, which 

reviews projects under requirements in the existing Airport Comprehensive Land Use Plan. 

Adopted in 1996, the existing Plan sets both density and height limitations, including that threestory buildings (other 

than for public facilities) are disallowed in the B2 Infill area north of the airport.  

See Figure 5.2 for the Compatibility Zoning Map from the Mendocino County Airport Comprehensive Land Use Plan. 

Table 5.3 provides details on the compatibility criteria in each of the compatibility zones. 
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If development projects in the zones listed above can meet the requirements, they can proceed without an Airport 

Comprehensive Land Use Plan consistency determination from the Mendocino County Airport Land Use Commission 

(ALUC). However, if any project involves a General Plan amendment, rezoning, or specific plan, or there is a question 

of compatibility under the City of Ukiah ALUC Referral Procedure, then the project is required to be submitted to the 

ALUC for a consistency determination.  

As noted in the Table, the Ukiah Airport Master Plan indicates that residential subdivisions and multi-family 

residences are not normally acceptable in the B1 and B2 airport compatibility zones. However, the Plan also 

indicates that “These uses typically do not meet the density and other development conditions listed. They should 

be allowed only if a major community objective is served by their location in this zone and no feasible alternative 

exists.”  

These constraints result in less opportunity for housing development. 

Update to the Mendocino County Airport Comprehensive Land Use Plan 

The process of referring a project to the Mendocino County Airport Land Use Commission for a consistency 

determination, with a possible overrule decision from the Ukiah City Council, can result in months added to the 

entitlement process timeline, which affordable housing developers in particular often cannot accommodate due to 

timing requirements of funding sources. City staff has thus been working with the Mendocino County Airport Land 

Use Commission and Mendocino County Planning and Building Services to facilitate an update to the Airport 

Comprehensive Land Use Plan.  

On February 13, 2019, the City of Ukiah executed a contract with an airport land use planning consultant to complete 

an update to the Airport Land Use Compatibility Plan (formerly, the Airport Comprehensive Land Use Plan) for Ukiah 

Municipal Airport. The updated plan will be approved and adopted by the Airport Land Use Commission, with staff 

support and funding provided by the City Community Development Department and Mendocino County Planning and 

Building Services. 

Despite the potential for constraints due to airport compatibility concerns related to the 1996 Airport 

Comprehensive Land Use Plan, City staff has found no examples of a housing project being considered inconsistent 

by the Airport Land Use Commission. Multi-family residential projects have been proposed and approved in the B1 
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and B2 Infill compatibility zones north of the airport over the past several years, the most notable of these being the 

64-unit Summercreek Village affordable housing project, completed in 2001, and the Sun House Apartments 42-unit 

affordable senior project, completed in 2017.  

Although staff have found no examples of a housing project being considered inconsistent, completion of a new 

Airport Land Use Compatibility Plan is expected to further alleviate the potential for constraints to housing 

development. Compatibility criteria, noise contours, and airport compatibility zones will be updated with current 

airport environs and requirements listed in the 2011 California Airport Land Use Planning Handbook. The Airport 

Land Use Compatibility Plan for Ukiah Municipal Airport is scheduled to be completed and adopted by the 

Mendocino County Airport Land Use Commission by December 31, 2019. 

Fees and Extraction 

An updated fee schedule was adopted in 2018. Reduced planning permit fees are charged for affordable housing 

and special needs housing projects (see Table 5.4). The City requires payment of different fees as a condition of 

development approval. These fees are lower than comparable market-rate fees for technical plan review tasks and 

for fees charged by other nearby jurisdictions. 
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Interviews with local developers confirm the City’s permitting and impact fees are lower than other Mendocino, Lake, 

and Sonoma County communities; particularly, fees for building permits. Although fees for water and sewer hook-



Public Review Draft Policy Document   

 

 

Page 9-62  Ukiah General Plan Update  |  2022 

ups are perceived by the development community as being slightly higher than neighboring communities, the fee 

deferral program available to housing developers has assisted in mitigating this potential constraint. The typical 

fees for single-family development are $30,000 and represent 12% of the total development costs ($250,000) per 

unit. The typical fees for multi-family development are $12,500 per unit and represent 9.5% of the total development 

costs ($131,000) per unit. 

Processing and Permit Procedures 

Table 5.5 describes the approximate time required and the reviewing body for the City’s various 

permitting procedures. The entitlement process can impact housing production costs, with 

lengthy processing of development applications adding to financing costs. In general, developers interviewed in the 

past have indicated that the City’s entitlement timeline is shorter or comparable with other jurisdictions in the area. 

Estimations of the amount of time between entitlement approval and building permit issuance vary but is generally 

about one month. Nevertheless, the City has included programs and goals to streamline application review. 
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Site Development Permit 

The review of a Site Development Permit focuses on architecture, landscaping, parking, and other site design 

elements. As mentioned above in Section 5(a)(3), the City has an adopted set of design guidelines for projects 

within and outside of the downtown area to assist with design review during the Site Development Process.  

Site development permits are required for the construction of new multiple-family residential, commercial, and 

industrial structures, or the substantial exterior modification of existing multiplefamily residential, commercial, and 

industrial structures. Projects exempt from the site development permit process include interior building remodels, 

repair and maintenance of structures or parking areas, minor alterations on building exteriors, and minor accessory 

structures to established, multiple-family residential, commercial, and industrial buildings. Upon request, the 

Community Development Director determines whether a project is exempt under this subsection in accordance with 

the following standards:  

▪ The project involves an addition of less than one hundred fifty (150) square feet to an existing structure, 

and the addition would not be highly visible from any public street; or  

▪ The project involves minor facade modifications that would not significantly change the architectural 

character or appearance of the structure.  

The Design Review Board reviews and makes recommendations to the Zoning Administrator, Planning Commission 

and City Council on site development permit applications, planned development applications and precise 

development plans. The Zoning Administrator or Planning Commission conducts a public hearing and decides all 

applications for site development permits. If the Community Development Director determines that the site 

development permit application is minor in nature, it will be scheduled for a public hearing before the Zoning 

Administrator. If the Community Development Director determines that the site development permit application is 

major in nature, it will be referred to the Planning Commission for public hearing and action. 
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Processing a typical Minor Site Development Permit takes approximately 2-3 months, while Major Site Development 

Permits typically take 4-6 months. The Site Development process includes the following steps: 

▪ Filing an Application. Applications are submitted to the City at the Community Development public 

information counter at the Ukiah Civic Center – 300 Seminary Avenue, Ukiah. While pre-application 

review (at no cost, up to one hour) - see Step 2 below - is encouraged, it is not required.  

▪ Pre-Development Meetings. If Staff or the Applicant requests a Pre-Development meeting (typically for 

Major permits), the project planner will schedule the project for Pre-Development Meeting which serves 

as a roundtable discussion between the applicants and various City departments to flush out concerns, 

answer applicant questions, and to provide the applicants with a preliminary determination regarding 

possible conditions that may be imposed on the project.  

▪ Application Completeness. Within approximately two weeks after application submittal, the project 

planner will determine if enough information has been submitted to fully understand the proposed 

project. If enough information has been submitted, the application will be deemed “complete.” If not, the 

project planner will send a detailed “incomplete letter” to the applicant indicating exactly what 

information is needed to fully understand the proposal.  

▪ Project Referral. Once an application is preliminarily deemed complete, the project planner will circulate 

the application materials to all pertinent City departments, as well as applicable outside agencies for 

review and comment. If comments are received stating more information is needed, this is relayed to the 

applicant through an incomplete letter. If no outstanding items are identified the application will 

continue through the process.   

▪ Environmental Review (California Environmental Quality Act). Projects that are ministerial in nature, 

such a construction of a single family residence, accessory dwelling units, and some multifamily 

projects within certain zoning districts, are allowed by right and do not require environmental review 

under the California Environmental Quality Act (CEQA). All discretionary projects on the other hand, 

require environmental review to some degree under CEQA. While many projects within the City limits 

qualify to use a CEQA exemption due to their location and scope, some, including Site Development 

Permit applications may require a higher level of environmental review through preparation of an Initial 

Study. The purpose of this review is to find out if the project will cause any substantial environmental 

impacts.  

▪ Public Notice. Once the project planner has completed an analysis of the proposal, and all issues have 

been resolved, a public notice is published in the local newspaper describing the proposal and when the 

required public hearing will be conducted. A public notice is also sent to all property owners within 300 

feet of the project site, and the project planner will physically post/stake a notice on the subject parcel. 

These noticing procedures take place 10 days prior to the public hearing. 

▪ Public Hearing and Action. The City Zoning Administrator (for Minor SDPs) or Planning Commission (for 

Major SDPs) will conduct a public hearing, make findings, and take action on the project. If the project is 

approved, the Zoning Administrator or Planning Commission may impose conditions on the project. See 

the below two sections for information about typical findings, action, and conditions on site development 

permits. 

Action 

The Zoning Administrator reviews, conducts public hearings, and decides upon all minor site development permit 

applications. The Planning Commission reviews, conducts public hearings, and decides upon all major site 

development permit applications. Appeals of the Zoning Administrator or Planning Commission actions are heard by 

the City Council for a final decision.  
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The Community Development Director can refer any site development permit application to the Planning 

Commission for consideration and decision-making action. 

Findings 

The Zoning Administrator and/or Planning Commission makes findings when acting to approve site development 

permit applications. The findings are to be sufficiently detailed to apprise a reviewing court of the basis of the 

action by bridging the gap between the evidence and the decision-maker’s conclusions, and must be based upon 

evidence contained in the administrative record. Failure to make findings that support the following determinations 

will result in a denial of the site development permit application: 

▪ The proposal is consistent with the goals, objectives, and policies of the City General Plan.  

▪ The location, size, and intensity of the proposed project will not create a hazardous or inconvenient 

vehicular or pedestrian traffic pattern.  

▪ The accessibility of off-street parking areas and the relation of parking areas with respect to traffic on 

adjacent streets will not create a hazardous or inconvenient condition to adjacent or surrounding uses.  

▪ Sufficient landscaped areas have been reserved for purposes of separating or screening the proposed 

structure(s) from the street and adjoining building sites, and breaking up and screening large expanses 

of paved areas.  

▪ The proposed development will not restrict or cut out light and air on the property, or on the property in 

the neighborhood; nor will it hinder the development or use of buildings in the neighborhood, or impair 

the value thereof. The improvement of any commercial or industrial structure will not have a substantial 

detrimental impact on the character or value of an adjacent residential zoning district. 

▪ The proposed development will not excessively damage or destroy natural features, including trees, 

shrubs, creeks, and the natural grade of the site.  

▪ There is sufficient variety, creativity, and articulation to the architecture and design of the structure(s) 

and grounds to avoid monotony and/or a box-like uninteresting external appearance. 

Conditions of Approval 

Conditions of project approval may be imposed on site development permit applications, such that 1) In approving a 

site development permit, the Zoning Administrator or Planning Commission may include such conditions as are 

deemed reasonable and necessary to maintain or assure compliance with listed standards/criteria; and 2) The 

Zoning Administrator or Planning Commission may condition a site development permit to prohibit occupancy of a 

project building until an inspection has been made which finds that the project building, landscaping and other 

required improvements have been completed, and the project complies with all conditions specifically required to be 

completed prior to occupancy. If a site development permit is so conditioned, the Community Development Director 

is to notify the City Building Official of such conditions. If a building permit is issued for a building or structure 

which is subject to a site development permit so conditioned, the Building Official will not approve a final inspection 

of such building or structure until the conditions have been satisfied. 

Use Permit 

The primary finding required to approve a Use Permit is that the housing project would not have a detrimental effect 

on the health, safety, and general welfare of the public. Use Permits are not required for uses allowed by right within 

the zoning code (such as single family residences and multifamily units in certain zoning districts- see Table 5.1). 

The Use Permit review process and time is the same as the Site Development Permit Review process, and contains 

two levels: Minor Use Permits and Major Use Permits. Determining whether a use permit is major or minor depends 
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on the use and impact of the proposed project. New construction on vacant parcels, large additions/expansions to 

existing buildings, substantial amendments to previously approved permits, and changes in use of existing 

structure(s) that would require an expansion of an existing parking facility, or that could generate substantial 

amounts of additional traffic, noise, or other impacts/nuisances are considered major permits. Other small and 

relatively insignificant applications as determined by the Community Development Director are considered minor. 

Specific only to the C-N (Neighborhood Commercial) Zoning District, a use permit is required to exceed the 

maximum 30% floor area ratio standard. A proposal to exceed this standard by less than 10% is considered a minor 

use permit.  

For projects requiring both a Site Development Permit and Use Permit, City Staff consolidates these approvals into 

one application and process in order to streamline the process. This results in shorter wait times, decreased fees, 

and one public hearing (rather than two). Additionally, projects requiring a use permit for new construction or 

exterior modifications need not have a separate site development permit. 

Planned Development Rezoning 

The Planned Development Rezoning tool provides flexibility with development standards such as lot sizes, yard 

setbacks, driveway widths, etc. The process is discretionary and generally follows the Site Development Permit and 

Use Permit process, but involves public hearings before both the Planning Commission and City Council as it 

includes a Rezone and General Plan Amendment process. The review process for Planned Development projects 

takes approximately four to six months. The City offers fee reductions for affordable housing projects. 

Building Permit 

The Building Division of the Community Development Department prides themselves on responsive and efficient 

customer service, including inspection scheduling and plan check and building permit issuance. Plan check 

currently takes 10 to 15 business days, with an additional 5 to 10 days if plans require revisions. Once a building 

permit is issued, construction may commence immediately. 

Code Enforcement 

New construction in Ukiah must comply with the 2016 California Building Code, which was adopted with no major 

revisions. Therefore, there are no extraordinary building regulations that would adversely affect the ability to 

construct housing in Ukiah.  

The City of Ukiah code enforcement activities have become complaint-driven since the elimination of the Code 

Compliance Coordinator position approximately 10 years ago. However, City staff pursue initial code compliance 

cases when observed during routine inspection and field observations.  

Permit procedures and timelines are comparable or faster than those of similar-sized jurisdictions and do not 

appear to impose an undue burden or potential constraint to housing development. Although the City lacks a code 

enforcement division, City staff’s efforts related to pursuit of initial code compliance cases and responsiveness to 

neighbor complaints allows identification and addressing of potential issues before they become significant 

problems.  

Additionally, to further improve customer service and responsiveness staff in the Community Development 

Department have been cross-trained in the other divisional areas- housing, planning, and building services. Besides 

providing education and information to help facilitate additional development opportunities, this approach is also 

leading to exploration of such programs as the potential linking of housing rehabilitation programs with code 

enforcement activities. This has been listed as a Program to be further explored. 
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Onsite/Offsite Improvement Standards 

Water and Sewer 

The City of Ukiah’s primary water source is the underflow from the Russian River which is classified as Ground 

Water under Direct Influence for Surface Water. There are four ground water sources located at various points within 

the City Limits. These sources meet the winter demand and supplement the summer demand. Because of the nature 

of ground water in the Ukiah Valley, the only requirement that is necessary from water drawn from the wells is the 

addition of a disinfectant to maintain safe potable water in the distribution system. The City of Ukiah has a high 

quality supply of cold, clear water.  

Water service connection fees are typical of a small rural City and have not resulted in a barrier to affordable 

housing projects. The City received $34 million in grants and low interest loans to construct phases one through 

three (of four total phases) of a valley-wide recycled water infrastructure system. These three phases will serve 

about 650 acres of agriculture, 20 acres of pasture, three parks, and a school and is planned to be completed in 

2019. The project will also provide numerous integrated benefits and meet various State and regional objectives: 

▪ Helps meet State water conservation objectives  

▪ Improves environmental habitat by providing alternative source for frost protection  

▪ Reduces diversions from the Russian River  

▪ Reduces cost associated with wastewater discharge management  

▪ Promotes a vibrant agricultural region  

▪ Demonstrates regional cooperation 

The Waste Water Treatment Plant underwent a three-year, $56.5 million improvement project that was completed in 

2009. This plant insures continued compliance with permit requirements and the ability to meet future growth in 

demand. The sewer connection fees charged by the City are identical to those charged by the Ukiah Valley 

Sanitation District, which provides wastewater service to the unincorporated areas outside the City limits. The fees 

are considerably less than those charged by cities to the south in Sonoma County. 

There is sufficient water and sewer capacity available to serve the identified vacant, underutilized and parcels with 

realistic development capacity. 

Electric 

The City owns its own electrical utility and its electrical service connection fees are not only considered reasonable, 

but are typically less than those charged by the Pacific, Gas and Electric Company (PG&E), which provides electrical 

service outside the City limits. Additionally, nearly 70% of electricity generated by the City’s utility come from 

renewable sources. The Electric Utility has sufficient capacity to serve new housing construction projects as well as 

identified vacant and underutilized and parcels with realistic development capacity. 

Drainage 

The City adopted new Low Impact Development (LID) storm water drainage standards which can result in higher 

costs for housing projects. Ukiah’s LID standards are based on the City of Santa Rosa and County of Sonoma Low 

Impact Development Technical Design Manual.  

As part of a 2018 update to the City’s Housing Strategy, the City Council directed that staff explore the possibility of 

an LID offsite mitigation bank. Given that this could further reduce the potential for constraints to housing 

development, this has been listed as a Program in the Programs, Goals, and Implementing Tasks section of the 

2019-2027 Housing Element Update. 
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Streets and Street Standards 

The City requires streets, curb, gutter and sidewalks, water and sewer connections, electrical connections and 

landscaping for all new construction, including affordable housing projects.  

The City Department of Public Works maintains a Standard Plans document that provides housing developers with 

details and specifications for street, sidewalk, curb, gutter, wheel chair ramps, sewer, water, drains and street tree 

improvements. All the details and specifications are typical of a small rural city, and present no hardship or 

unreasonable requirement for housing developers. The specification for a typical residential street, curbs and 

gutters, and sidewalks are typical of a small rural city, and have not resulted in a significant barrier to affordable 

housing projects. 

 

Landscaping 

Affordable housing projects (new construction) are required to landscape 20% of the project site, and this has not 

presented a significant barrier to past projects. The zoning code does allow a reduction to the amount of 

landscaping depending upon the size, scale, intensity, and location of the project. 

Traffic 

Traffic congestion, particularly along the City’s major street corridors can affect how some parcels are developed. 

However, the City’s adopted 2018-19 Capital Improvement Program (CIP) identifies street and intersection 

improvement projects and funding sources to remedy many traffic congestion problems. 
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Depending upon the number of units and location of a proposed project, including affordable housing proposals, a 

traffic study may be required. As part of the 2009-2014 General Plan Housing Element update, the City amended its 

General Plan Circulation Element to relax the roadway level of service from a “C” to a “D” as an interim measure until 

the City completed a citywide traffic model and further revisions to its Circulation Element. This has removed a 

barrier to affordable housing development. 

It is concluded that the City’s required on and off site improvements do not present a significant barrier to the 

development of affordable housing projects. This is evident because of the continued project approvals for market-

rate and affordable housing projects, where onsite and offsite improvements did not present barriers. 

Housing for Persons with Disabilities 

The Zoning Code was amended in 2008 to include provisions for reasonable accommodation. Additionally, planning 

permit fees for special needs housing projects are discounted in comparison to those assessed for affordable 

housing projects (which are already discounted in comparison to market-rate housing projects). The City has an 

existing reasonable accommodation procedure that was evaluated for this 2019-2027 Housing Element Update. 

Housing for Persons with Disabilities/Reasonable Accommodation Procedure: 

Request: A request for reasonable accommodation may be made by any person with a disability as defined under 

the federal fair housing act and California fair employment and housing act, or his/her representative or any entity, 

when the application of a regulation under this chapter acts as a barrier to fair housing opportunities. In general, a 

person with a disability is a person who has a physical or mental impairment that limits or substantially limits one or 

more major life activities, anyone who is regarded as having such impairment or anyone who has a record of such 

impairment. A request for reasonable accommodation may include modifications or exceptions to the regulations, 

standards, policies and practices for the siting, placement, construction, development or use of housing or housing 

related buildings, structures and facilities that would eliminate regulatory barriers and provide persons with a 

disability equal opportunity to housing of their choice.  

Application Submittal: A request for reasonable accommodation shall be submitted on an application form provided 

by the director of the department of planning and community development including documentation of the disability 

and any other information required to make the determinations required by this section.  

Review of Application: Applications for reasonable accommodation shall be reviewed by the Director of the 

Department of Community Development or designee, or may be referred to the authority taking action on a 

concurrent application.  

In granting an application for reasonable accommodation, the Director may impose any conditions of approval 

relating to the findings above as deemed practical and necessary including, but not limited to, restoration of the 

property to its former condition and recording in the office of the county recorder notice thereof. 

Safety and High Density Housing Management 

Working with the Ukiah Police Department, City staff have added Crime Prevention through Environmental Design 

(CPTED) standards as guidelines to support quality safety practices in development of new housing projects. CPTED 

was accomplished through implementation of the 2014-2019 Housing Element, and additional details are contained 

in Appendix F. 
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Nongovernmental Constraints 

Land Costs 

As a part of the research into land costs citywide, City staff reached out to developers and property owners in both 

the non-profit affordable housing market and market-rate sectors. In general, the developers and property owners 

reported that the cost of land has increased over the last five years, with current estimates averaging $125,000 to 

$175,000 per acre. Developers reported very limited availability of land in Ukiah.  

The limited supply of residentially designated vacant land in Ukiah contributes to higher land costs in the City when 

compared to unincorporated areas. While the County has a much greater number of acres of undeveloped land, the 

environmental and infrastructure constraints associated with these areas often make development cost prohibitive. 

As a result, high demand for developable land drives up land costs in urbanized areas. The City has listed programs 

in the updated Housing Element exploring ways within the zoning code to increase housing density, which could 

reduce the cost of land per dwelling unit. The City also regularly applies density bonuses for affordable housing 

projects.  

Private sector "for-profit" developers typically do not build affordable housing. Offering new units for sale or rent at 

prices that are affordable to lower income households reduces investment return, and in many cases, is financially 

infeasible due to high land, labor, and materials costs. This model can be especially challenging in rural areas, due 

to lower area median incomes not supporting rents that would guarantee a strong return on investment. 

Consequently, this has led some developers to seek additional incentives to help subsidize projects affordable to 

moderate-income households. 

Construction Costs 

Local affordable housing builders have reported the cost of construction in Ukiah as comparable to that of 

neighboring counties of Sonoma and Lake. Typical construction costs have been between $190 and $215 dollars per 

square foot. However, due in part to the destruction of homes in Mendocino County from the 2017 and 2018 

wildfires, and shortages in qualified contractors from the resulting large-scale rebuilding efforts, cost of 

construction has increased and now ranges between $250 per square foot and $350 per square foot. This data is 

reported by local affordable housing builders and realty companies. 

Availability of Financing 

The financing of a residential project, particularly affordable housing projects with many different funding sources, 

is complex. The upfront cash commitment required can be a problem for developers when there is limited net cash 

flow for adequate return on investment, such as can be the case in rural areas like Ukiah. In checking with local 

lending institutions, interest rates for housing construction projects typically are between 5.3 percent and 7.75 

percent.  

To assist affordable housing developers in financing new housing construction projects, the City of Ukiah created 

the Ukiah Housing Trust Fund (UHTF) in 2017. Besides providing a critical piece of gap funding to developers, the 

UHTF also allows a competitive edge on Low Income Housing Tax Credit applications, as the UHTF can serve as 

local match funding. With the dissolution of redevelopment agencies, securing local match funding points on 

applications for has become more difficult. 

It can be difficult for very low, low, and moderate-income first-time homebuyers to acquire sufficient savings and 

income to pay for a downpayment, closing costs, monthly mortgage, and tax and insurance payments. To address 

this problem, the City of Ukiah administers the First Time Homebuyer Program (FTHB), a special low-interest, 
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deferred-payment loan program designed to provide “silent” second mortgages of up to 49 percent of the purchase 

price of a home, not to exceed the loan amount of the first mortgage with a traditional lending institution. The City’s 

FTHB program is funded by a combination of the State Home Investment Partnerships (HOME) Program and State 

Community Development Block Grant (CDBG). Applicants must demonstrate financial need and pre-approval for a 

first mortgage; the second mortgage is financed as a three-percent-interest, 45-year deferred loan payment.  

The City of Ukiah also has a Housing Rehabilitation Program, as funding becomes available through State CDBG and 

HOME funds. With rental vacancy rates near one percent, the City will continue to rely upon rental housing 

rehabilitation programs to maintain the condition of its current housing stock. Rental subsidy programs will also 

continue to be used locally to assist tenants with rising costs for rent. 

Typical Densities Built in Zoning Districts 

Due to the limited availability of land citywide and the City nearing “build-out,” developers typically develop projects 

at the maximum densities allowed by the City’s Zoning Code. In City staff’s review of affordable and market-rate 

multi-family housing projects entitled and/or constructed within the last five years, all projects maximized density 

and applied for density bonuses, when possible, as shown in Table 5.6 below: 

 

The City adopted a residential density calculation ordinance in 2018 that redefined the method for calculating the 

density of a parcel by measuring to the Right-of-Way. This effectively provided an additional density bonus for both 

affordable and market-rate housing development.  

The trend of maximizing density in the City’s zoning districts is also apparent for other types of residential 

development, including in commercial zoning districts where residential development is permitted. This is confirmed 

upon a review of the typical densities built for zoning districts identified in the vacant and underutilized sites 

inventory (Table 4.3 and Appendix E).  

All Housing Element Appendices are located in Appendix B of the General Plan. 

 

In the R-1 (Single-Family Residential) zoning district, since August 2017 when the City adopted an Accessory 

Dwelling Unit (ADU) ordinance, 22 percent of new single-family residence applications have also proposed ADUs. An 

additional 7 ADUs have been constructed on R-1 parcels where a single family residence exists. As indicated in 

Table 5.6, high density residential projects have been proposed in the zoning districts of R-3 (High-Density 

Residential), C-1 (Community Commercial), and C-2 (Heavy Commercial). Additionally, a zoning change was 

approved by the City Council in one of the projects, Sun House Apartments, to accommodate an even greater 
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density. No projects within the last five years have been proposed in the R-1-H (Single-Family Residential- Hillside 

Combining), the C-N (Neighborhood Commercial), or R-2 (Medium-Density Residential) zoning districts, but these 

three zoning districts also contain few sites in the site inventory and are typically developed for higher income, 

“above moderateincome” residents. Projects developed in the Downtown Zoning Code zoning districts of GU 

(General Urban), UC (Urban Core), and DC (Downtown Core) have generally developed at the maximum density. The 

Planned Development zoning tool can also be utilized to further increase density. PDs have successfully been 

utilized throughout the City, such as for the Sun House Apartments.  

As such and despite existing constraints, the realistic development potential for infill parcels in the City generally 

tends to be at or exceeding the number of maximum density in units per acre. This is especially the case for 

multifamily parcels in zoning districts listed in the site inventoryincluding for lower income housing projects.  

The City continues to be innovative in seeking ways to encourage housing development and maximize density on 

existing infill parcels. Additional programs to further incentivize the production of housing are included in Section 6. 

Environmental Constraints 

Flood Zones 

Projects situated within the 100-year Flood Zone require that structures and roads be elevated and potentially other 

measures to protect life and property in the event of a 100-year flood event. This represents potential increased cost 

associated with the future development of these parcels. 100-year flood zones and flood-ways exist in the City, but 

ample suitable land is available to meet the housing need. Most of the identified vacant and underutilized parcels 

are not situated in a 100-year flood zone. See Figure 5.4. 
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Military Compatibility 
There are no military bases in or near the City of Ukiah or Mendocino County. However, the City is within an SUA 

(Special Use Airspace) more specifically termed a Military Operations Area (MOA). An MOA is an area of airspace 

designated for military training activities and requires the City to notify the appropriate military office when it 

proposes to amend or adopt a new General Plan or when large development projects are proposed. A program has 

been added requiring these tasks to be accomplished. 

Opportunities for Energy Conservation 
All new buildings in California must meet the standards contained in Title 24, Part 6 of the California Code of 

Regulations (Energy Efficiency Standards for Residential and Nonresidential Buildings). These regulations were 

established in 1978 and most recently updated in 2016 with a 2019 update anticipated to be effective on January 1, 

2020. All new construction must comply with the standards in effect on the date a building permit application is 

made. 

A Note on Greenhouse Gas Emissions and Global Warming 

The greenhouse effect is a natural phenomenon whereby the Earth’s heat is trapped in the atmosphere by certain 

gases. Greenhouse gases thus contribute to maintaining a surface temperature on Earth favorable to life. 

Industrialization and the population explosion that have occurred over the past 200 years have been accompanied 

by a substantial increase in the use of fossil fuels such as coal, oil and natural gas, thus leading to an equally 

considerable increase in greenhouse gas emissions in the atmosphere. The additional greenhouse gas emissions 

have in turn exacerbated the greenhouse effect, which appears to be the cause of the increase in the temperature of 

the Earth’s surface and the lower layers of its atmosphere.  

According to California Assembly Bill 32, "Global warming poses a serious threat to the economic well-being, public 

health, natural resources, and the environment of California. The potential adverse impacts of global warming 

include the exacerbation of air quality problems, a reduction in the quality and supply of water to the state from the 

Sierra snowpack, a rise in sea levels resulting in the displacement of thousands of coastal businesses and 

residences, damage to marine ecosystems and the natural environment, and an increase in the incidences of 

infectious diseases, asthma, and other human health-related problems."  

In response to greenhouse gas emissions and global warming, as well as other basic planning principals, green and 

sustainable building practices, water conservation, energy efficiency, pedestrian orientation, and careful infill 

development will be emphasized in new housing development projects. Implementing programs have been added to 

accomplish this goal. 

Energy Conservation 

City of Ukiah Electric Utility Division  

The City’s Electric Utility Division offers a number of energy conservation incentives and rebates for residential 

development. These include:  

▪ Energy Efficiency & Solar Program  

▪ Energy Efficiency Air Conditioning and Heat Pump Rebate Program  

▪ Weatherization Rebate Program  

▪ Energy Efficiency Water Heater Rebate Program  

▪ Energy Efficiency Appliance Rebate Program  
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▪ Residential Lighting Program  

▪ Residential Equipment Rebate Program  

The programs generally include higher incentive rebate amounts for lower income households. 

Water Conservation 

The City has been proactive in water conservation matters and offers both indoor and outdoor water conservation 

tips on its website. The Planning Commission raises water conservation issues when reviewing proposed 

development projects and routinely requires native drought tolerant plant species in landscaping plans. 

 Quantified Objectives 

Table 6.1 lists the quantified objectives for the City of Ukiah for the 2019-2027 Housing Element period. As noted in 

the table, the City of Ukiah has set a target for 239 new residential units in Ukiah by 2027. Although this is the goal 

identified, the City anticipates deploying additional programs and tools to attempt to exceed the goal. Additionally, 

the City anticipates establishing owner-occupied and renter-occupied rehabilitation programs for extremely low, low, 

and moderate income households, assisting in increasing the number of units rehabilitated and 

conserved/preserved, primarily through future deployment of Ukiah Housing Trust Fund resources. Private market 

forces are expected to contribute to future rehabilitation efforts for moderate income and above moderate income 

households. 

 

 Housing Plan 

The Housing Plan identifies the City’s housing goals, polices, and implementing programs. It consolidates existing 

strategies and policies into one Plan and presents a balanced and diverse array of policies that cover housing needs 

identified through this Update, input from the public, and four overall areas of concern: construction, rehabilitation, 

conservation, and administration. The goals and policies of the Housing Element were organized into concise goal 

and policy directives. A review of the 2014-2019 Housing Element accomplishments is included in Appendix G and a 

summary of the below 2019-2027 Goals, Policies and Implementing Programs can be found in Appendix H. 

All Housing Element Appendices are located in Appendix B of the General Plan. 
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Goals, Policies, and Implementing Programs 

 Conserve, rehabilitate, and improve the existing housing stock to provide 
adequate, safe, sustainable, and decent housing for all Ukiah residents. 

 

 Bu Encourage the rehabilitation of existing residential units. 

 Promote the use of sustainable and/or renewable materials and energy technologies (such as solar 
and wind) in rehabilitated housing and new housing construction; and reduce greenhouse gas 
emissions.  

 Preserve at-risk housing units.  

 Promote increased awareness among property owners and residents of the importance of property 
maintenance to long-term housing quality.  

 Continue to implement effective crime prevention activities. 

 

 Expand housing opportunities for all economic segments of the community, 
including special needs populations.  

 

 Continue to allow placement of manufactured housing units on permanent foundations in 
residential zoning districts.  

 Encourage the development of a variety of different types of housing.  

 Ensure that adequate residentially designated land is available to accommodate the City’s share of 
the Regional Housing Need. In order to mitigate the loss of affordable housing units, require new 
housing developments to replace all affordable housing units lost due to new development.  

 Pursue State and Federal funding for very low-, low-, and moderate-income housing developments.  

 Facilitate the production of housing for all segments of the Ukiah population, including those with 
special needs.  

 Expand affordable housing opportunities for first time homebuyers.  

 

 Remove governmental constraints to infill housing development.  
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 Improve building and planning permit processing for residential construction.  

 Encourage the use of density bonuses and provide other regulatory concessions to facilitate 
housing development.  

 Encourage the development of mixed residential and commercial uses in the commercial zoning 
districts where the viability of the commercial activities would not be adversely affected.  

 Promote well-planned and designed housing opportunities and projects for all 
persons, regardless of race, gender, age, sexual orientation, marital status, or 
national origin. 

 

 Promote fair housing practices in the sale or rental of housing with regard to race, color, national 
origin, ancestry, religion, disability/medical conditions, sex, age, marital status, familial status, 
source of income, sexual orientation/gender identify, or any other arbitrary factors.  

 Promote and facilitate community awareness of the City of Ukiah’s goals, tools, available resources 
and programs for lower income households.  

 

 Provide support for future housing needs. 

 

 Pursue annexation efforts that lead to an orderly expansion of growth, where services are adequate 
for future residential development.  

 Continue to encourage and facilitate public participation in the formulation and review of the City’s 
housing and development policies.  

 Assume a leadership role in the development of all types of housing in the community.  
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Annual Reporting 
California Government Code Section 65400 requires each city and planning agency to prepare an annual report on 

the status of the General Plan housing element and its progress with implementation. The annual reports are 

required to contain data assessing progress in meeting the RHNA, a summary of the total number of units which 

building permits were issued during the reporting period, status report of previous Housing Element goals, policies 

and implementing programs, etc.  

The City will review its annual reports with the Planning Commission and City Council and will submit them to the 

State Department of Housing and Community Development. 

 A review of the 2014-2019 Housing Element accomplishments can be found in Appendix G. 

All Housing Element Appendices are located in Appendix B of the General Plan. 
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 Implementation Programs 

Programs 

Responsible 

Department(s) Schedule 

1a Implement a residential rehabilitation program. 

Emphasize rehabilitation of mobile homes, detached single-

family dwelling units, and lower-income multifamily housing 

projects. Prioritize funding for health and safety repairs, 

energy efficiency improvements, and ADA accommodations. 

Assist in completing the rehabilitation of at least 25 lower 

income housing units in the planning period.  

 

Funding: CDBG, HOME, and/or other local, state or federal 

sources 

Community 

Development 

Department, 

Housing 

Services 

Division 

Ongoing, as funding is 
available 

1b Continue the City’s Energy Efficiency Public Benefits Fund 
and renewable energy and energy efficiency rebate 
programs. 

 

Funding: Energy efficiency and renewable energy rebate 
program funds 

Electric Utility 

Department 

Ongoing, as funding is 
available 

1c Support funding or other applications that would 
preserve/conserve existing mobile home parks. This might 
include programs such as the Mobile Home Park 
Rehabilitation and Resident Ownership Program. 

Funding: N/A – application support through technical 
assistance. 

Community 

Development 

Department, 

Housing 

Services 

Division. 

Ongoing, as funding is 
available 

1d Continue providing informational materials to the public 
through the Green Building Information Center and at the 
public counter.  

Provide updated information regarding sustainable and green 
building practices and materials and provide information on 
the maintenance of residential units. 

Funding: Departmental budget 

Community 

Development 

Department, 

Building 

Services 

Division 

Ongoing, as funding is 
available 
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Programs 

Responsible 

Department(s) Schedule 

1e Develop standards and design guidelines for residential 

development in the Medium Density Residential (R-2) and 

High Density Residential (R-3), Community Commercial (C-1) 

and Heavy Commercial (C-2) zoning districts.  

Given the significant increase in the City’s RHNA over the next 

eight years, the City proposes to create development 

standards and design guidelines that would both facilitate 

development at the allowable densities and provide guidance 

and certainty in design standards to ensure quality housing is 

developed in the community.  

 

Funding: General Funds and/or other funding if available. 

Community 

Development 

Department, 

Planning 

Services 

Division 

Establish development 
standards and design 
guidelines by the end of 
calendar year 2020.  

1f Develop an At-Risk Units Program.  

Maintain an inventory of at-risk affordable housing units and 
work with property owners and non-profit affordable housing 
organizations to preserve these units by identifying and 
seeking funds from Federal, State, and local agencies to 
preserve the units. 

Funding: Ukiah Housing Trust Fund, CDBG, HOME, and/or 
other funding sources as available and as needed 

Community 

Development 

Department, 

Housing 

Services 

Division 

Develop At-Risk Program 
by the end of calendar 
year 2020. 

1g Tenant Education and Assistance for Tenants of At-Risk 
Projects.  

Require property owners to give notice to tenants of their 
intent to opt out of low-income use restrictions. Provide 
tenants of at-risk units with education regarding tenant rights 
and conversion procedures. 

Funding: Departmental budget 

Community 

Development 

Department, 

Housing 

Services 

Division 

Develop education 
program and notification 
procedures by June 30, 
2020; implement program 
on an ongoing basis 
throughout the 2019-2027 
planning period. 

2a Update the inventory of vacant and underutilized parcels.  

Make copies of the inventory available on the City’s website 
and at the public counter for distribution. 

Funding: Departmental budget. 

Community 

Development 

Department, 

Planning 

Services 

Division 

Updated annually, by June 
30 of each year; posted on 
the City’s website and at 
the public counter.  
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Programs 

Responsible 

Department(s) Schedule 

2b Monitor the rate of conversion of primary residences to 
short-term rental units.  

Research ordinances limiting short-term rentals and present 
report to City Council. 

Funding: General Funds. 

Community 

Development 

Department, 

Planning 

Services 

Division; City 

Council. 

Develop monitoring 
program by June 30, 2020; 
annually track number of 
short-term rentals and 
present information along 
with annual progress 
report to City Council each 
year; short-term rental 
ordinance research 
report due June 30, 2025 

2c Monitor the conversion of single family residential homes to 
commercial uses.  

If conversions continue and the City’s vacancy rate for 
homeownership is greater than three percent citywide, the 
City will design an ordinance that restricts the conversion of 
single family residences to commercial uses. 

Funding: Departmental budget. 

Community 

Development 

Department, 

Planning 

Services 

Division. 

Gather data and report 
findings to City Council by 
June 30, 2021.  

2d Pursue additional funding sources to augment the Ukiah 
Housing Trust Fund, creating a permanent source of funding 
for affordable housing.  

Utilize funding to develop and support affordable housing 
programs and projects, providing financial assistance to 
private developers and nonprofit agencies, principally for the 
benefit of extremely low-income, very low-income, and low-
income households. Prepare and/or support the preparation 
of at least eight applications for additional funding within the 
2019-2027 planning period. 

Funding: Low and Moderate Income Housing Asset Fund; 
other local, State, and Federal funding sources as they 
become available. 

Community 

Development 

Department, 

Housing 

Services 

Division. 

Ongoing. 
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Programs 

Responsible 

Department(s) Schedule 

2e Continually engage with a variety of housing developers who 
specialize in providing housing to each economic segment of 
the community.  

This effort is designed to build long-term development 
partnerships and gain insight into specialized funding 
sources, particularly in identifying the range of local 
resources and assistance needed to facilitate the 
development of housing for extremely low-income (ELI) 
households and households with special needs, including 
persons with disabilities and persons with developmental 
disabilities. This policy is also designed to encourage the 
production of a variety of housing types, including multi-
family supportive, single room occupancy, shared housing, 
and housing for the “missing middle.” 

Funding: Departmental budget. 

Community 

Development 

Department, 

Housing 

Services 

Division; City 

Manager’s 

Office- 

Economic 

Development 

Section 

Ongoing community and 
stakeholder outreach, 
occurring at least on a 
quarterly basis and 
continuing throughout the 
2019-2027 planning 
period.  
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Programs 

Responsible 

Department(s) Schedule 

2f Amend the zoning code as follows:  

▪ Emergency Shelters. The City will amend the Zoning 

Code to redefine homeless facilities as emergency 

shelters, according to State Government Code. 

▪ Transitional/Supportive Housing. Pursuant to SB 2, 

the City must explicitly allow both supportive and 

transitional housing in all zones that allow residential 

uses and supportive and transitional housing is to be 

only subject to those restrictions applicable to other 

residential dwellings of the same type in the same 

zone (note: this is not limited to residential zones). 

The City will amend the Zoning Code to specifically 

define transitional/supportive housing as defined in 

Government Code. 

▪ Single-Room Occupancy Housing. The City will 

amend the Zoning Code to allow Single-Room 

Occupancy (SRO) units in the medium density 

residential (R-2) and high density residential (R-3) 

zoning districts for the purpose of increasing the 

number of units affordable to extremely low, very low, 

and low-income persons. 

▪ Manufactured/Factory-Built Homes. The City will 

amend the Zoning Code to define and allow 

manufactured and factory-built homes in the same 

manner and use as all other types of residential 

dwellings in all zoning districts. 

Funding: Departmental budget 

Community 

Development 

Department, 

Housing 

Services 

Division 

Complete draft Zoning 
Code amendments by 
December 30, 2020; 
secure 
adoption by June 30, 
2021.  

2g Facilitate the consolidation of smaller, multi-family parcels 
by providing technical assistance to property owners and 
developers in support of lot consolidation.  

Research and present a report on possible lot consolidation 
incentives to the Planning Commission and City Council. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Present report to Planning 
Commission and City 
Council, with 
recommendations, by 
June 30, 2026.  
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Programs 

Responsible 

Department(s) Schedule 

2h Ensure capacity of adequate sites for meeting RHNA. The 
City of Ukiah has been assigned a Regional Housing Needs 
Allocation (RHNA) of 239 units for the 2019-2027 Housing 
Element. To accomplish this mandate by the State, the City 
will: 

▪ Update C1 and C2 Zones to allow by-right housing 

development, with objective design and development 

standards. Units allowed by-right will include 

multifamily, SROs, duplexes, triplexes, and 

fourplexes.     92 2019-2027 City of Ukiah Housing 

Element Adopted October 23, 2019 

▪ Update the R-2 Zone to allow up to 15 dwelling units 

per acre instead of 14 dwelling units per acre. 

▪ Update the C-N Zone to increase residential density 

and allow similar housing types as those allowed in 

R-2.  

▪ By-right housing program for select parcels. Specific 

to APNs 00304077, 00304078, and 00304079, rezone 

these parcels at the default density of 15 du/ac. Also 

rezone these parcels to allow residential use by-right 

for developments with at least 20% of the units 

affordable to lower income households. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Ongoing, with annual 
reports to HCD and the 
City Council; develop and 
implement a project 
evaluation procedure 
pursuant to Government 
Code 
65863, by June 30, 2021. 

2i Monitor residential capacity (no net loss).  

Proactively monitor the consumption of residential acreage to 
ensure an adequate inventory is maintained for the City’s 
RHNA obligations. Implement a project evaluation procedure 
pursuant to Government Code 65863. Should residential 
capacity fall below the remaining need for lower income 
housing, the City will identify and if necessary rezone 
sufficient sites to accommodate the shortfall and ensure “no 
net loss” in capacity to accommodate the RHNA. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Ongoing, with annual 
reports to HCD and the 
City Council; develop and 
implement a project 
evaluation procedure 
pursuant to Government 
Code 
65863, by June 30, 2021. 
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Programs 

Responsible 

Department(s) Schedule 

2j First Time Homebuyer Assistance.  

The City of Ukiah offers assistance to eligible first-time 
homebuyers to purchase new or existing single-family or 
condominium units in the City. The program utilizes a 
combination of HOME, CalHome, CDBG, and/or other 
resources as they become available- through the Ukiah 
Housing Trust Fund. Restrictions apply and funds are 
available on a first-come, first-served basis. 

Funding: CDBG, HOME, Low and Moderate Income Housing 
Assets Funds, CalHome, and/or other funding sources as 
available 

Community 

Development 

Department, 

Housing 

Services 

Division 

Ongoing 

2k Collaborate with local service providers on addressing 
homelessness.  

Continue participation in the Mendocino County Continuum of 
Care. 

Funding: N/A 

City Manager’s 

Office 

Ongoing 

2l Review existing City processes for compliance with AB 
2162.  

Revise zoning codes/processes to allow supportive housing 
by right in zones where multifamily and mixed uses are 
permitted, including nonresidential zones permitting 
multifamily uses. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Complete review of 
existing City processes by 
June 30, 2020; revise 
zoning codes/processes 
by December 31, 2020  

2m Housing Units Replacement Program.  

The City will require replacement housing units subject to the 
requirements of Government Code, section 65915, subdivision 
(c)(3) on sites identified in the site inventory when any new 
development (residential, mixed-use or non-residential) 
occurs on a site that has been occupied by or restricted for 
the use of lower-income households at any time during the 
previous five years. This requirement applies to 1) non-vacant 
sites; and 2) vacant sites with previous residential uses that 
have been vacated or demolished. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

The replacement 
requirement will be 
implemented immediately 
and applied as 
applications on identified 
sites are received and 
processed.  
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Programs 

Responsible 

Department(s) Schedule 

2n Homeless Shelter Overlay District Evaluation.  

Evaluate the Homeless Shelter Overlay District to determine 
suitability for accommodating the identified number of 
homeless persons. At the minimum, this evaluation will 
include an analysis of environmental conditions, physical 
features, location, and capacity of the zone to accommodate 
the identified number of homeless persons. Depending on the 
results of this evaluation, the City will consider options 
including possible amendment of the District to maintain 
compliance with SB 2. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Complete evaluation of 
overlay district on a bi-
annual basis, with the first 
report due to Planning 
Commission by June 30, 
2020. Depending on 
results of evaluation(s), 
make recommendations 
to Planning Commission 
and/or City Council for 
options including possible 
amendment of the 
District within 6 months of 
the date the report is due. 

3a Research, review and amend the development standards in 
the zoning code for opportunities to maximize housing 
development. Specific areas of research and amendments 
may include the following:  

▪ Increasing maximum allowable height for new 

residential buildings.  

▪ Increasing density.  

▪ Reducing yard setbacks.  

▪ Reducing minimum site area.  

Upzoning R-1 (Single-family Residential) and R-1-H (Single-
family-Residential Hillside Combining) zoning districts to 
allow by-right and/or permit other residential building types 
and densities. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division; 

Planning 

Commission; 

City Council 

Complete draft Zoning 
Code amendments by 
December 30, 2021; 
secure adoption by June 
30, 2022 

3b Develop flexible parking policies for new residential 
development.  

The intent of this policy is to reduce parking requirements, 
especially in zoning districts that allow for lower-income 
housing developments. 

Funding: Departmental budget and other funding sources as 
available 

Community 

Development 

Department, 

Planning 

Services 

Division; 

Planning 

Commission; 

City Council 

Complete draft policy by 
June 30, 2020 
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Programs 

Responsible 

Department(s) Schedule 

3c Explore other policies and regulations that facilitate new 
infill housing development.  

Produce report with recommendations and present to 
Planning Commission and City Council. Possible areas of 
research include, but are not limited to, the following: 

▪ Temporary housing options.  

▪ Low Impact Development offsite mitigation.  

▪ Community benefit zoning. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division; 

Planning 

Commission; 

City Council 

Complete draft report by 
June 30, 2026 

3d Facilitate improvements to permit processing to streamline 
housing development.  

Continue to work on improving processing procedures and by 
June 30, 2021 develop a brochure to guide developers 
through City processes.  

Continue to offer a pre-application conference with project 
applicants to identify issues and concerns prior to application 
submittal. 

Funding: Departmental Funding 

Community 

Development 

Department, 

Planning 

Services 

Division, 

Building 

Services 

Division 

Pre-application 
conferences ongoing; City 
processing procedures 
brochure developed by 
June 30, 2021 

3e Continue to apply the CEQA infill exemption to streamline 
environmental review. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Ongoing 

3f Review Site Development Permit and Use Permit Processes.  

Produce report for City Council analyzing processes and 
making recommendations for how to revise processes and/or 
Ukiah City Code such that project approval process is 
accelerated. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Report due to City Council 
by December 31, 2020; 
process and/or code 
improvements to be 
implemented immediately 
thereafter. 
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Programs 

Responsible 

Department(s) Schedule 

4a Continue to collaborate with the Ukiah Police Department 
and property owners and managers to keep housing safe.  

Support the Crime Prevention through Environmental Design 
standards through continued referral of residential new 
construction projects to the Ukiah Police Department. 

Funding: General Funds 

Community 

Development 

Department, 

Planning 

Services 

Division, 

Building 

Services 

Division; and 

Ukiah Police 

Department 

Ongoing 

4b Continue to refer housing discrimination complaints to Legal 
Services of Northern California, State Fair Employment and 
Housing Commission, and the U.S. Department of Housing 
and Urban Development (HUD). 

Funding: Departmental budget 

Community 

Development 

Department, 

Housing 

Services 

Division 

Ongoing 

4c Develop project referral procedural for referral of all 
proposed General Plan amendments to the appropriate 
military office for review and comment.  

Revise the planning permit application form to include this 
step of referral. 

Funding: Departmental budget 

Community 

Development 

Department, 

Planning 

Services 

Division 

Develop referral procedure 
and revise planning permit 
application form by 
December 31, 2019; 
implement on January 1, 
2020. 

5a Maintain a housing resources webpage.  

Included on the webpage are resources such as funding 
sources and programs, affordable housing developers, and a 
list of publicly assisted housing providers. 

Funding: Departmental budget 

Community 

Development 

Department, 

Housing 

Services 

Division 

Updated regularly, as new 
and relevant information 
is available. 

5b Complete the update of the 2020 Sphere of Influence, 
Municipal Service Review, and Ukiah 2040 General Plan. 
Include an annexation policy. 

Funding: Departmental budget, other funding as available 

2020- Sphere 

of Influence 

and Municipal 

Service 

Review; 2021- 

Ukiah 2040 

General Plan. 

Community Development 
Department, Planning 
Services Division 
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Programs 

Responsible 

Department(s) Schedule 

5c Work collaboratively with stakeholder jurisdictions for 
opportunities to lessen or remove development constraints 
and update the housing plan accordingly. 

Funding: Departmental budget, other funding as available 

Community 

Development 

Department, in 

conjunction 

with 

stakeholder 

jurisdictions. 

Ongoing, at least on an 
annual basis. 

 


