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2 Project Description 

The project analyzed in this EIR is the proposed City of Ukiah 2040 General Plan, herein referred to 
as “Ukiah 2040” or “the project.” Major components of Ukiah 2040 include the following elements: 
Land Use; Economic Development; Agricultural; Mobility; Public Facilities, Services, and 
Infrastructure; Environment and Sustainability; and Hazards and Safety. This section of the EIR 
describes the key characteristics of the project, including the project proponent/lead agency, the 
geographic extent of the plan, project objectives, types and extent of development forecasted 
under Ukiah 2040, and required approvals. 

2.1 Project Purpose 
The project is a comprehensive update of the City’s current 1995 General Plan, which is made up of 
13 chapters: Open Space & Conservation; Noise; Safety; Energy; Airport; Parks and Recreation; 
Historic & Archaeological Resources; Community Facilities & Services; Circulation & Transportation; 
Housing; Community Design; Economic Development; and Land Use. The project will serve as a long-
term framework for future growth and development in the City by representing the community’s 
view of its future and contains the goals and policies upon which the City Council, Planning 
Commission, staff, and the entire community will base land use and resource decisions. To provide a 
contemporary plan that will guide the community through the year 2040, Ukiah 2040 has been 
reorganized and reformatted to addresses changes in the community, including new issues and 
opportunities, changes in state law, and new trends.  

2.2 Project Proponent/Lead Agency 
The City of Ukiah (City) is the project proponent and the lead agency for the proposed City of Ukiah 
2040 General Plan. The City’s Community Development Department, located at 300 Seminary 
Avenue, prepared this EIR with the assistance of Rincon Consultants, Inc. and Mintier-Harnish.  

2.3 Project Location 
The City of Ukiah is located in the Northern Coast of California, approximately 45 miles north of 
Healdsburg and 155 miles south of Eureka. The City is regionally significant, serving as the seat of 
Mendocino County (County) and the largest of four incorporated cities in the County. The nearest 
major city to Ukiah is Santa Rosa, located approximately 60 miles south. The larger urban centers of 
San Francisco and Sacramento are located approximately 100 miles south and southeast of Ukiah, 
respectively. Figure 2-1 shows a regional map of the City’s location relative to nearby cities, 
communities, and the state highway system. 

The City of Ukiah is regionally accessible from U.S. Highway 101, which crosses the City from north 
to south. State Route (SR-) 253 also provides regional access to the City by connecting Ukiah to the 
unincorporated community of Boonville, located along SR-128. The City is served by a surface street 
system that includes four-lane minor arterial roadways and two-lane collector streets. Ukiah also 
has a system of bike lanes and sidewalks throughout the City, which are particularly robust through 
the downtown and surrounding areas. The City is directly served by Mendocino Transit Authority 
(MTA), a commuter bus line that serves Mendocino County with connections to Sonoma County 
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Figure 2-1 Regional Location 
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Transit, Golden Gate Transit, Lake Transit, and Santa Rosa CityBus (MTA 2022). The City of Ukiah 
also owns and operates the Ukiah Municipal Airport, located along U.S. Highway 101 in the southern 
portion of the City.  

The City itself spans more than 3,000 acres (4.6 square miles) within the greater Ukiah Valley. The 
Ukiah Valley is comprised of more than 40,000 acres and runs 9 miles long, north to south, along 
U.S. Highway 101. Several small unincorporated communities lie closer to the City within the Ukiah 
Valley, including El Roble, Vichy Springs, The Forks, and Calpella. The Russian River follows the Ukiah 
Valley just east of the City limits, and the Redwood Valley neighbors the City to the north (City of 
Ukiah 2020). 

The project applies to the extended planning area for the City of Ukiah, including all areas within the 
City limits and Sphere of Influence (SOI). The City’s SOI designates the City’s probable future 
boundary and service area. The City’s current SOI was adopted in 1984 and is coterminous with the 
2011 Ukiah Valley Area Plan (UVAP) boundary. As directed by the Ukiah City Council, the City 
intends to update its SOI as part of the project to the proposed SOI shown in Figure 2-2. 

2.4 Regulatory Setting 
State law (Government Code Sections 65300 through 65303.4) sets forth the requirement for each 
municipality to adopt and periodically update its general plan, and sets the requirement that a 
general plan contain the following mandatory subject areas, or “elements,” including Land Use, 
Circulation, Housing, Open Space, Conservation, Noise, Safety. State law also allows for optional 
elements that can be organized or combined at the City’s discretion. Ukiah 2040 includes the 
required subjects/elements, as detailed in Section 2.7.3, Ukiah 2040 Organization. A Housing 
Element was adopted by the City in 2019, and the noise content required by State law is reflected 
within the Hazards and Safety Element. 

Under State law, a property’s zoning is required to be consistent with its general plan land use 
classification (Government Code Section 65860). Section 65860(c) of the Government Code requires 
that when a general plan is amended in a way that makes the zoning ordinance inconsistent with 
the general plan, “the zoning ordinance shall be amended within a reasonable time so that it is 
consistent with the general plan as amended.” 

2.5 Existing Land Use Pattern 
The City of Ukiah’s existing land use pattern is shaped by the surrounding topography and 
circulation patterns. Primary land uses include residential (33.1 percent), public (18.7 percent), 
commercial (12.3 percent), and parks and open space (9.7 percent) (City of Ukiah 2020). Nearly 8 
percent of parcels (approximately 120 acres) within the City limits are currently vacant and available 
for development, most of which are designated for residential development. The current 1995 
General Plan specifies nine separate land use designations, including rural residential, low density 
residential, medium density residential, high density residential, commercial, public, recreational, 
master plan area, and open space. Figure 2-3 depicts the City’s existing land use designations in 
addition to any relevant County land use designations within the three annexation areas being 
pursued by the City, as described further in Section 2.7.7, Proposed Annexation Areas. The existing 
land use classifications define the basic categories of land use allowed in the City and are the basis 
for the zoning districts established in the Zoning Code.  
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Figure 2-2 Existing and Proposed Sphere of Influence 
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Figure 2-3 Existing Land Use Designations 
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(Division 9, Chapter 2 of the Ukiah City Code), which contain more specific regulations and 
standards governing development on individual properties.  

2.6 Project Objectives 
Ukiah 2040 is intended to function as a policy document to guide the City’s long-term framework for 
future growth and resource management within the planning area through the year 2040. Based on 
community input and in recognition of the State’s planning priorities, a vision and values supporting 
the vision for the community were developed. The vision and guiding principles of Ukiah 2040 are 
contained in the Introduction of Ukiah 2040 and are summarized below. 

2.7 Project Characteristics 

2.7.1 Community Vision 
A vision statement is an aspirational description of what the community would like to be in the 
future. The vision provides the foundation for more specific goals, policies, and implementation 
programs to be developed later during the update process. The Ukiah City Council approved the 
following Vision Statement for Ukiah 2040 on March 3, 2021: 

“The City of Ukiah is a diverse, family‐oriented, and friendly community connected to the 
beautiful, surrounding natural open space areas that give the community its unique sense of 
place. Ukiah is a safe and resilient community that is fiscally responsible, environmentally 
conscious, and inclusive. The city offers a great place for people of all ages, incomes, and 
ethnicities to live, work, and visit.” 

2.7.2 Guiding Principles 
The City of Ukiah developed guiding principles to expand on the main ideas contained in the vision 
statement. The following guiding principles express the key values and aspirations for Ukiah’s future 
and serve as guideposts for the goals, policies, and implementation programs contained in Ukiah 
2040: 

 Guide land uses and development that meet the needs of the community, are environmentally
conscious, and maintain Ukiah as a diverse, family-oriented, and friendly community, where
people from all racial, ethnic and cultural backgrounds thrive socially, economically,
academically, and physically.

 Ensure development in all neighborhoods is compatible with the unique characteristics and land
use patterns and fosters a sense of place.

 Promote resilient and sustainable facilities and infrastructure to ensure delivery of high-quality
services.

 Promote a diverse, local, business-friendly economy that fosters new job growth and is
adaptable to changes in consumer habits and market trends.

 Maintain and advance a well interconnected circulation network that accommodates and
encourages alternative modes of transportation that reduce congestion and encourage
walkable and bikeable neighborhoods.

 Preserve existing open space resources while enhancing accessibility to parks and recreational
amenities.
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 Manage, conserve, and preserve the existing natural environment to ensure sustainable
longevity for present and future generations.

 Provide for a safe community through resilient infrastructure, community-wide education and
preparation, and hazard planning that is responsive to potential climate-related, natural, and
human-caused disasters.

 Preserve Ukiah Municipal Airport as a vital economic driver and transportation system and
maintain consistency with the criteria and policies of the Ukiah Municipal Airport Master Plan
and Mendocino County Airport Land Use Compatibility Plan.

 Foster an inclusive community through conditions that allow for and stimulate a diversity of
housing options for community members of all ages, incomes, and ethnicities.

2.7.3 Ukiah 2040 Organization 
Ukiah 2040 is comprised of seven elements, summarized as follows: 

 Land Use Element. This element will consider current and proposed land use amendments, as
depicted in Figure 2-4, below.

 Economic Development Element. This element will focus on goals and policies to promote and
further economic development, job retention, and fiscal sustainability within Ukiah.

 Agricultural Element. This element will focus on goals and policies to conserve agricultural
resources within Ukiah.

 Mobility Element. This element will address existing and planned vehicle, pedestrian, and
bicycle infrastructure across the City.

 Public Facilities, Services, and Infrastructure Element. This element will focus on goals and
policies related to public services, including but not limited to police, fire, airport, recreation,
water/wastewater, and emergency services.

 Environment and Sustainability Element. This element will address the wide variety of parks,
trails, and open spaces serving the diverse recreation needs of Ukiah residents, particularly
youth, and emphasize the unique features of the City’s natural environment. This element will
also consider the effects of existing and planned development on natural resources located on
public lands.

 Hazards and Safety Element. This element will cover seismic activity, other geologic hazards,
fire hazards, hazardous materials, flooding, and other potential hazards, consistent with
Government Code Section 65302(g). It will also address resiliency and risks from natural hazards
in Ukiah, pursuant to SB 379. This element will also cover noise element requirements,
consistent with Government Code Section 65302(f), including new existing noise contours as
well as projected noise contours based on future traffic volumes projected to arise from
improvements planned for in the Mobility Element.
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Figure 2-4 Proposed Land Use Designation Amendments 
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2.7.4 Proposed Land Use Designations 
The project would result in changes to the existing land use pattern in the City, as shown in 
Figure 2-4, below. Ukiah 2040 introduces new and expanded land use designations that provide a 
greater distinction between residential and commercial land use types and better align existing land 
uses with corresponding designations (City of Ukiah 2022). Specifically, the project divides the 
existing Commercial land use designation into more detailed designations: Downtown Core, 
Highway Commercial, Community Commercial, and Neighborhood Commercial. The project also 
introduces four new designations to the City’s Land Use Map: Hillside Residential, Agriculture, 
Mixed Use: Brush Street Triangle, and Mixed Use: AIP-PD (City of Ukiah 2022). Table 2-1 provides a 
detailed description of each new land use designation included in Ukiah 2040. Overall, these land 
use designations define the basic categories of land uses allowed in the City but are implemented 
through the City’s Zoning Ordinance and Zoning Map, which are part of the City’s Municipal Code 
and contain more specific regulations and standards governing development on individual 
properties. 

2.7.5 Planning Area 
A general plan, pursuant to State law, must address all areas within the jurisdiction’s Planning Area. 
The Planning Area encompasses all incorporated and unincorporated territory that bears a physical 
relationship to the long-term planning of the city. For Ukiah, the Planning Area is defined as the area 
that includes both the city limits and SOI, as well as the existing Ukiah Valley Area Plan boundary. 

2.7.6 Proposed Sphere of Influence 
The SOI can be generally defined as a city’s ultimate probable boundary. The City of Ukiah’s current 
SOI was adopted in 1984, is coterminous with the 2011 UVAP boundary, and reflects the City’s 
previous intention to annex certain territories into the City limits (Ukiah 2022). As described in 
Section 2.3, Project Location, and shown in Figure 2-2, above, Ukiah 2040 would result in an update 
to the City’s SOI. The SOI update is intended to reduce the City’s ultimate probable boundary. The 
decision to update the City’s SOI is based upon direction provided by the Ukiah City Council in 
January 2020. 

2.7.7 Proposed Annexation Areas 
As part of the proposed project, the City of Ukiah is pursuing three separate annexation areas 
currently located in the County of Mendocino’s jurisdictional boundaries, totaling approximately 
1,617 acres. Such annexations would support future housing needs through the orderly expansion 
of growth to avoid sprawl; collaboration between the cities within the County on regional housing 
through annexations of contiguous lands; and the need for preservation of open space and 
agricultural lands. The annexations have been previously described in the 1984 Ukiah General Plan, 
the 1995 Ukiah General Plan, the 2009-14, 2014-19, and 2019-27 Ukiah Housing Elements, 
Mendocino County’s 2019-2027 Housing Element, and the 2011 Ukiah Valley Area Plan.  

Furthermore, the Ukiah City Council adopted an Annexation Policy (Resolution No. 2020-06) in June 
2020 that states that the City will pursue, apply for, and support the annexation of unincorporated 
areas to the City to avoid the negative consequences of continued urban sprawl and to ensure the 
efficient provision of municipal services to unincorporated areas without placing an undue financial 
burden on the City or its residents (City of Ukiah 2022). All annexation areas being pursued by the 
City are depicted in Figure 2-5, below. 
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Table 2-1 Description of Proposed Land Use Designations 
Land Use Designation Description 

Downtown Core Designates areas within the Downtown Zoning District. 

Highway Commercial Designates commercial areas adjacent to U.S. Route 101. The purpose of this 
designation is to focus development of more auto-oriented uses, visitor-serving 
uses, and large format retail that are typically associated with highway users 
adjacent to U.S. Route 101. 

Community Commercial Designates major corridors for small and large format retail, shopping centers, 
chain restaurants, and personal services that provide for the community as well as 
consumers outside the city. 

Neighborhood Commercial Designates areas adjacent to existing lower density neighborhoods for small format 
retail and personal services that serve the everyday needs of the immediate 
neighborhood. 

Hillside Residential This designation replaces existing Rural Residential areas and some Low Density 
Residential areas with steep slopes in the hillsides west of Highland Avenue and 
Park Boulevard. This designation decreases residential density from two to one 
dwelling unit per acre. This density reduction does not conflict with Housing 
Element sites, does not preclude accessory dwelling units (in areas with less than 
50 percent slope), and aligns with the goal of reducing residential construction in 
High Fire Hazard Areas. 

Agriculture This designation includes potential annexation lands north of Ukiah and land south 
of Ukiah. The Agriculture designation assumes the same development and density 
standards as stated in the Mendocino County General Plan (one dwelling unit per 
legal parcel at a minimum 40 acres). 

Mixed Use: Brush Street Triangle This designation encompasses lands with the area known as the Brush Street 
triangle that the City is seeking to annex. This is a current County designation that 
will be adopted by the City. This designation assumes the same development and 
density standards as stated in the Mendocino County General Plan (up to 20 units 
per acre for multifamily and up to 1.0 FAR for nonresidential uses). 

Mixed Use: AIP-PD This designation replaces the Master Plan Area designation for the Airport 
Industrial Park Planned Development (AIP-PD) area in southern Ukiah along 
Highway 101. The AIP-PD was adopted in 2013 and lands within this area are 
governed by AIP-PD Ordinance No. 1213.4 Since adoption of the 1995 General Plan 
this area is almost completely built out with a variety of commercial, industrial, and 
mixed use development. Land Use within this area is further broken down into 
seven land use categories: Highway Commercial; Industrial; Industrial Auto; 
Commercial; Light Manufacturing Mixed Use; Open Space; Professional Office; and 
Retail Commercial (as shown on the AIP-PD land use designation map). Each 
designation contains a set of development standards (setbacks, height, design, land 
use, landscaping, etc.). While the AIP-PD notes that residential density is limited to 
60 people per acre, and commercial development is subject to 40% maximum lot 
coverage, due to its proximity to the airport, the AIP-PD relies on density 
restrictions noted within the Ukiah Municipal Airport Land Use Compatibility Plan 
(UKIALUCP). Renaming the designation of this area would not change the land uses 
or development standards contained within the AIP-PD Ordinance. 

Source: City of Ukiah 2022 
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Figure 2-5 Ukiah 2040 Proposed Annexation Areas 
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Annexation Area A consists of 16 City-owned properties located southeast, northeast, and west of 
the City, totaling approximately 437 acres. City-owned properties proposed for annexation include 
the landfill site on Vichy Springs Road, properties within the Ukiah Municipal Airport area along 
South State Street, properties within the vicinity of the City’s Wastewater Treatment Plant along 
Norgard Lane, Taylor Drive and Plant Road, a property adjacent to the City’s Solid Waste Transfer 
Station, and open space areas west of the terminus of Standley Street. Most of these properties 
currently host existing City operations. Once annexed, the Annexation Area A would continue to be 
used for agriculture, open space, or municipal uses. As such, these lands are proposed to be 
designated as Public and Open Space (City of Ukiah 2022). The City plans to expand their 
wastewater treatment facility; however, no plans have currently been developed and the exact 
location of the expansion is not currently known. Because the location of the expansion is not 
currently known, the environmental impacts of the expansion cannot be determined and future 
CEQA would be needed to determine the impacts of any future expansion.  

Annexation Area B is comprised of the Bush Street Triangle/Masonite area north of the City and 
contains 63 properties, totaling approximately 473 acres. Development in this area includes some 
commercial, industrial, and manufacturing uses (both existing and decommissioned), as well as 
areas containing vacant and agricultural land. Once annexed, the Brush Street Triangle area would 
be designated as the new Mixed-Use: Brush Street Triangle designation, the Masonite area would 
be designated as Industrial, and the remaining area south of the Masonite site and north of Ford 
Road that is currently vacant and/or developed with agriculture uses would be designated as 
Agriculture (City of Ukiah 2022). 

Annexation Area C is concentrated in the hills west of Ukiah. This area contains approximately 752 
acres and a portion of that area (707 acres) is being pursued as part of the Western Hills Open Land 
Acquisition and Limited Development Agreement, approved by City Council on September 15, 2021. 
Approximately 640 acres of this land is currently preserved for open space conservation and is pre-
zoned as Public Facilities. Approximately 54 acres of this land would allow for residential 
development through the creation of seven “Development Parcels,” beginning at the terminus of 
Redwood Avenue. Parcels eligible for residential uses feature a Single-Family Residential – Hillside 
Overlay, allowing for a maximum of 14 units total (seven-single family homes and seven accessory 
dwelling units) upon annexation. Additionally, 14 acres of privately owned property was included in 
the Western Hills Open Land Acquisition and Limited Development Agreement for access to the 
project parcels. These parcels currently provide access to the project and are also proposed for 
annexation. Although these parcels are pre-zoned as Single-Family Residential – Hillside Overlay for 
consistency with surrounding zoning and land uses, they are not included in the Development 
Agreement and no further development is proposed or expected. However, these parcels could 
conceivably be developed with two residential units in the future, bringing the total potential 
buildout of Annexation Area C to 16 units. No new parcels would be created as a result of this 
annexation request. Finally, approximately 44 acres of private property are included in Annexation 
Area C to address existing LAFCo policies and known mapping errors, and to avoid the formation of 
an unincorporated island. The median size of these privately owned parcels is .94 acres, as the 
majority are unincorporated remnants of lots already developed within the City along Lookout 
Drive. Given the limited access and significant topographical constraints, development of these 
fragments and island parcels is unlikely, and there is no expectation that they can be feasibly 
developed. As these additional parcels are privately owned, the application of a Public Facilities 
zoning designation is inappropriate. Therefore, a Single-Family Residential - Hillside Overlay was 
applied to these fragment and island parcels for consistency. 
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2.7.8 Project Buildout 
Ukiah 2040 designates land uses defining the type and amount of development that can occur 
throughout the City and proposed annexation areas through the planning horizon year of 2040 (over 
approximately 18 years). Ukiah 2040 also includes increased residential densities (number of units) 
and building intensities (floor area ratio [FAR]) for certain land use designations compared to the 
existing density and intensity thresholds. Development projections for the project were determined 
by analyzing vacant and underutilized parcels with the buildout capacity potential that is allowed 
under the applicable updated land use designations, the incorporation of annexation areas being 
pursued by the City of Ukiah, and the development of mixed-use designated areas anticipated under 
Ukiah 2040. Based on the potential land use changes, the project has a maximum buildout potential 
of an additional 2,350 housing units and an additional 4,514,820 non-residential square footage 
(City of Ukiah 2022). This buildout is an estimate of maximum buildout and is used as a conservative 
assumption in the environmental analysis of this EIR. While Ukiah 2040 would facilitate 
development, the development of the various land uses associated with Ukiah 2040 would occur 
over an extended period and would depend on factors such as local economic conditions, market 
demand, and other financing considerations. For example, a future developer may choose to 
develop a site at a density lower than what is allowed, or a vacant lot could remain vacant for 
several years until a development is identified for that property. For these reasons, the maximum 
buildout is an estimate and is not intended to predict the amount of development that will occur in 
the City in the future. Furthermore, this buildout is projected to occur specifically within the existing 
City limits and Annexation Areas. Overall, Ukiah 2040 would promote infill development; the 
redevelopment of abandoned, obsolete, or underutilized properties; and the adaptation of existing 
residential units to support multi-family use. Future development within the remaining SOI and 
Planning Area will be analyzed under CEQA on a project-level basis.   

2.8 Intended Use of this EIR 
This EIR provides a programmatic environmental review of the implementation of Ukiah 2040. 
Subsequent activities falling under the project will utilize this EIR to focus the individual 
environmental review of such consequent activities and to determine their effects. If a new project 
is proposed that is not anticipated by Ukiah 2040, or that may result in project-level environmental 
effects not addressed in this program-level EIR, the future proposed project would be evaluated as 
required under CEQA. This EIR is not intended to prohibit consideration of future proposed projects 
or CEQA analysis of any future proposed projects.  

2.9 Project Implementation 
Following adoption of the project by the Ukiah City Council, all subsequent activities and any future 
development within the City would be guided by the goals and policies contained in Ukiah 2040. 
Therefore, Ukiah 2040 provides specific policy guidance for the implementation of plan concepts. 
The City of Ukiah would also be required to coordinate with Mendocino County and other public 
agencies to implement policies that affect their respective jurisdictions or the overall region. 
Implementing these policies in accordance with new development (residential, commercial, or 
industrial) would be subject to the City’s established review and approval processes, with final 
review and approval by the appropriate departmental staff as well as the appointed and elected 
officials. The principal responsibilities that City officials and staff have for project implementation 
are briefly summarized below: 
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 Updating the City of Ukiah Zoning Ordinance to achieve consistency with the adopted Ukiah
2040;

 Rezoning properties, as dictated by future development proposals;
 Approving tentative maps, variances, conditional use permits, and other land use permits and

entitlements;
 Approving development agreements and issuance of related permits and approvals consistent

with the Ukiah 2040;
 Analyzing and planning for public infrastructure such as roadway improvements, other capital

improvements, and natural/capital resource preservation and/or restoration; and,
 Conducting or considering further focused planning studies, as appropriate to future

development in the City.
 Submitting applications for annexation to the Mendocino Local Agency Formation Commission.

2.10 Required Discretionary Approvals 
Pursuant to recommendations from the Planning Commission, the Ukiah City Council will need to 
take the following discretionary actions in conjunction with the project: 

 Certification of the Final EIR
 Approval and adoption of Ukiah 2040

In addition, the Mendocino County LAFCo will need to approve the City’s annexations and SOI 
changes, and the Board of Forestry and Fire Protection will review the Safety Element and respond 
to the City with its findings regarding the uses of land and policies in State Responsibility Areas 
(SRAs) or Very High Fire Hazard Severity Zones (VHFHSZs) that would protect life, property, and 
natural resources from unreasonable risks associated with wildfires, and the methods and strategies 
for wildfire risk reduction and prevention within SRAs or VHFHSZs. The Mendocino County Airport 
Land Use Commission (ALUC) will also review Ukiah 2040 for consistency with the UKIALUCP. 
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