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Land Use Element 

The Land Use Element establishes goals, policies, and programs to strategically accommodate future growth and 

change while preserving and enhancing the qualities that make Ukiah a great place to live and work. The Element 

contains the Land Use Diagram, a map of land uses within the planning area. It also contains a description of the 

k`mc trd cdrhfm`shnmr- Sgd fn`kr+ onkhbhdr+ `mc oqnfq`lr `qd cdrhfmdc sn dmg`mbd Tjh`gƤr mdhfganqgnncr vhsg `m 

attractive mix of uses and amenities that expand the local economy, protect environmental resources, and improve 

the overall quality of life of residents. A variety of topics are discussed within the Element, including the pattern of 

development, missing middle housing, special planning areas, infill development, and community character and 

design. 
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The 2040 General Plan designates land uses defining the type of 

development planned to occur throughout the city through the 

planning horizon year of 2040 (approximately 20 years). 

Development projections for the General Plan were determined by 

analyzing vacant and underutilized parcels within the city and the 

realistic level of development potential based on what is allowed 

under the applicable land use designation factoring for known 

physical constraints and/or regulatory requirements, such as provisions in Division 9, Chapter 2 - Zoning of the 

Ukiah City Code. The development projections include the development potential of the land within the City limits as 

well as areas identified for future annexation. The core of the Land Use Element is the land use diagram and 

description of land use designations that classify and distinguish the various land uses in the City.  Corresponding 

levels of intensity, density, and allowable uses are defined in this section, as required by Government Code Section 

65302(a). 

Land Use Diagram 
Figure 2-1, the General Plan Land Use Diagram, shows the distribution of the land use designations allowed within 

sgd BhsxƤr Ok`mmhmf @qd`- There are a total of 16 residential, commercial, mixed-use, public/quasi-public uses and 

agricultural land use designations that depict the types of land uses that will be allowed within the Planning Area. 

Sgd K`mc Trd Ch`fq`l hr k`qfdkx hlokdldmsdc sgqntfg sgd BhsxƤr ynmhmf qdftk`shnmr- D`bg k`mc trd cdrhfm`shnm g`r 

corresponding compatible zoning districts. Whereas the land use designations are intentionally broad, the zoning 

designations are more detailed and provide specific development standards, including permitted and conditional 

uses, building heights, setbacks, lot coverage, and parking requirements. While the Land Use Diagram guides zoning, 

it is not the same as the ChsxƤr Ynmhmf L`o- 

Land Use Designations 
Table 2-1 describes the land use designations along with their corresponding density/intensity standards using the 

following columns: 

¶ Designation. This column provides the name of each designation and the acronym used when referring to 

the designation.   

¶ Color. To the right of each designation name is the color that is assigned to this designation on the Land 

Use Diagram (Figure 2-1). 

¶ Description. This column contains a description of the purpose and application of each designation.  The 

BhsxƤr Zoning regulations provide further detail about uses allowed and permitted in zoning districts that 

implement the land use designation.  Not all allowed and permitted land uses may be appropriate for 

specific properties due to location, adjacent uses, site-specific constraints, and other applicable General 

Plan policies. 

¶ Density/Intensity Standards. This column describes allowable development density or intensity. 

Designations allowing residential uses include a minimum and maximum density, expressed as dwelling 

units per acre (du/ac).  Residential designations also include maximum lot coverage.  Non-residential uses 

Important Note 

It is common for the Land Use Diagram to be 

updated over time. Please check with the 

Ukiah Community Development Department 

to ensure you have the current version. 
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include a maximum building intensity standards, expressed as Floor Area Ratio (FAR), which is defined 

below.  Most non-residential land use designations also allow residential uses and include density 

standards as well. 

Residential Density 

Residential development is categorized by 

allowed density range (minimum and 

maximum) measured in dwelling units per 

acre (du/ac).  Residential density is 

calculated by dividing the number of dwelling 

units on the site (excluding accessory 

dwelling units) by the gross acreage of the 

site.  The image to the right shows 

prototypical examples of different residential 

densities for one-acre properties.  

State planning law requires general plans to 

include standards for measuring population 

density.  Population density is determined by multiplying the maximum number of dwelling units allowed in a given 

land use designation by the average number of persons per household (as determined by the California Department 

of Finance).   

Non-Residential Building Intensity 
(FAR) 

The intensity of non-residential development, 

which can be regulated by total building size 

and lot coverage, is measured by Floor Area 

Ratio (FAR). FAR means the gross floor area of 

a building or buildings on a parcel divided by 

the area of the parcel.  Floor area means the 

entire enclosed area of all floors that are more 

than four (4) feet above the existing or 

proposed grade, measured from the outer face 

of exterior walls or in the case of shared walls 

from the centerline. The maximum FAR 

standard limits the overall size of development 

on a parcel.  As an example, a maximum FAR of 

0.75 would allow 75,000 square feet of building 

floor area on a 100,000-square foot lot.  The 

75,000 square feet could be developed in one 

building, or more buildings, and include one of 

more stories. (Source: Land Use Alternatives Memorandum)  
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i 
For parcel that fall within a designated Airport Compatibility Zone, refer to Chapter 3 of the UKIALUCP 
which lists restrictions for each land use within each Compatibility Zone related to height, density (both 
residential and non-residential), land use, noise, and open land. 

Designation Description Density / Intensity 

Residential Designations 

Hillside Residential 
 

 
 

 Purpose and Application: 
This designation replaces existing Rural Residential areas in the hillsides 
west of Highland Avenue and Park Boulevard, with a maximum allowable 
density of one dwelling unit per gross acre. The intent of this designation 
is to allow for single-family residential at a lower density to align with the 
goal of reducing development in designated High Fire Hazard Areas.  
 
Typical Uses: 

Á Single-family detached dwellings 

Á Accessory dwelling units 

Minimum Density: 
N/A 
Maximum Density: 
1 du/ac 
 
Floor Area Ratio:  
N/A 

Rural Residential 
 

 
 

 Purpose and Application: 
This designation allows for single-family residential development at a 
density of up to two units per gross acre. This designation shall be 
reserved for those lands that are on the fringe of the community, have 
already been divided into lot sizes that are one-half acre or larger, or are 
required to "buffer" an industrial, agricultural, or public use. Development 
in this category is required to connect to the City's wastewater collection 
system and water system. The City may also require new projects to 
install infrastructure, such as sidewalks, curbs/gutters, or streetlights. 
 
Typical Uses: 

Á Single-family detached dwellings 

Á Accessory dwelling units 

Á Compatible public and quasi-public uses (e.g., churches, day-
care centers, community centers, parks, and schools) 

Maximum Density: 
2 du/ac 
 
Floor Area Ratio: 
N/A 
 

Low Density Residential 
 

 

 

 

 

 

Purpose and Application: 
This designation is intended to provide land for attached and detached 
single-family residential uses. This designation is the traditional 
suburban style or City neighborhood style development density. The LDR 
classification is for lands within the City, the Sphere of Influence, Master 
Plan Areas, and within Rural Communities, or large subdivisions or 
planned unit developments. 
 
Typical Uses: 

Á Single family detached dwellings 

Á Mobile home parks 

Á Compatible public and quasi-public uses (e.g., churches, day-
care centers, community centers, parks, and schools) 

Maximum Density: 
15 du/ac 
 
Floor Area Ratio: 
N/A 

Medium Density 
Residential 
 

 Purpose and Application: 
This designation is intended to provide land for a range of residential 
densities and a variety of housing types and ownerships, including 

Minimum Density: 
15 du/ac 
Maximum Density: 
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Designation Description Density / Intensity 

 

townhomes, multiple family residential development, mobile home parks, 
and more urban-scale density development. Lands classified MDR shall 
be located within the incorporated City, Ukiah Sphere of Influence, Master 
Plan areas, or Rural Communities. MDR lands are intended to be located 
in proximity to parks, schools, and public services. 
 
Typical Uses: 

Á Single-family detached dwellings 

Á Small-lot multifamily dwellings, including duplexes, triplexes, 
fourplexes, apartments, townhomes, and mobile homes 

Á Compatible public and quasi-public uses (e.g., churches, day-
care centers, community centers, parks, and schools) 

28 du/ac 
 
Floor Area Ratio: 
n/a 

High Density  
Residential 
 

 

 

 

 

Purpose and Application: 
This designation is intended for high-density apartment or townhome 
projects to meet the diverse needs of the population in terms of mixed 
types and affordability of housing.  The HDR classification is permitted 
within the incorporated City and Sphere of Influence. This designation is 
also permitted as a part of a planned unit development or Master Plan 
Area. This designation is also intended to provide opportunities for 
limited neighborhood-directed commercial development that is designed 
to serve the needs of a residential area. 

Á Single-family detached dwellings 

Á Multi-family dwellings, including duplexes, triplexes, fourplexes, 
apartments, townhomes, and mobile homes 

Á Neighborhood commercial 

Á Compatible public and quasi-public uses (e.g., churches, day-
care centers, community centers, parks, and schools) 

Minimum Density: 
28 du/ac 
Maximum Density: 
40 du/ac 
 
Floor Area Ratio: 
n/a 

Mixed Use / Commercial / Industrial 

Downtown Core 
 

 

 Purpose and Application: 
This designation is applied to the central core of Ukiah, generally 
extending along East Perkins Street and State Street that currently 
comprises parcels with the Downtown Zoning District This designation is 
intended to establish and promote Downtown Ukiah as the central 
gathering place in the community for commercial, entertainment, 
hospitality, and urban living. Development in the Downtown Core is 
meant to establish a walkable, infill-oriented environment, focusing on 
multi-modal transportation and overall connectivity to the remainder of 
the city. This designation allows for a combination of higher-density 
residential, mixed-use, office, and commercial uses. Projects in this 

Minimum Density: 
28 du/ac 
Maximum Density: 
40 du/ac 
 
Floor Area Ratio: 
2.5 
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Designation Description Density / Intensity 

designation are required to comply with the design standards and 
guidelines as specified in the Downtown Zoning Code. 
 
Typical Uses: 

Á Multi-family dwellings 

Á Mixed-use multi-family, commercial, retail, live/work, office 

Á Entertainment venues 

Á Hotels and lodging establishments 

Á Restaurants and similar hospitality uses 

Á Large and small format retail sales 

Á Personal service/repair, medical, and office uses 

Á Administrative and professional offices 

Á Central gathering spaces, plazas, and paseos  

Mixed Use: Brush Street 
 

 

 Purpose and Application: 
This designation is intended to allow two to three story mixed-use 
development with commercial uses encouraged at street level. Uses may 
be mixed vertically or horizontally (stacked or linearly) on the site. Mixed-
use (MU) development shall combine two or more of the permitted uses 
listed below along with some form of public open space, and single use 
development shall be prohibited by implementing zoning. 
Typical Uses: 

Á Single- and multi-family (MFR) dwellings 

Á Retail commercial and light industrial 

Á Mixed-use multi-family, commercial, retail, live/work, office, 
medical related uses such as clinics and hospitals 

 

Minimum Density: 
SFD: 5 du/ac 
MFR/MU: 9 du/ac 
 
Maximum Density: 
SFD: 9 du/ac 
MFR/MU: 20 du/ac 
 
Floor Area Ratio: 
Min: 0.3 
Max: 1.0 

Mixed Use: AIP-PD 
 

 Purpose and Application: 
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 originally approved in 1981, 
and the Ordinance regulating current land uses was first adopted in 2013; 
lands within this area are currently governed by AIP-PD Ordinance No. 
1213 which was adopted in 2021.  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 percent maximum lot coverage, due to its proximity to the airport, the 
AIP-PD relies on density restrictions noted within UKIALUCP.   
 
Typical Uses: 

Á Large format retail sales 

Á Restaurants 

Á Light industrial/manufacturing 

Á Personal service/repair, medical, and office uses 

Á Administrative and professional offices 

Floor Area Ratio: 
1.0 
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Designation Description Density / Intensity 

Á Highway-oriented uses 

Á Automotive commercial 

Á Open Space 

Neighborhood 
Commercial 
 

 

 Purpose and Application: 
This designation identifies areas generally located within existing 
neighborhoods in the city, primarily adjacent to single-family areas along 
South Dora Street. The intent of this designation is meant provide 
enhanced neighborhood serving uses that are compatible with and limit 
conflict with adjacent residential areas. In an effort to stimulate 
additional housing opportunities in the city, this designation supports the 
inclusion of single- and multi-family dwelling types, specifically walkable 
infill development, including mixed-use development (both horizontal and 
vertical formats). This designation focuses development of small format 
retail and personal services that serve the everyday needs of the 
immediate neighborhood. 
 
Typical Uses: 

Á Small format retail sales 

Á Restaurants 

Á Personal service/repair, medical, and office uses 

Á Single- and multi-family dwellings 

Á Mixed-use (multi-family, commercial, retail, live/work, office) 

Minimum Density: 
8 du/ac 
Maximum Density: 
15 du/ac 
 
Floor Area Ratio: 
1.0 

Community Commercial 
 

 

 Purpose and Application: 
This designation identifies areas generally located along major corridors 
in the city including State Street, East Gobbi Street, and Talmage Road, 
with the intent of providing a transition between higher-intensity 
commercial uses along Highway 101 and residential neighborhoods on 
the western side of the city. In an effort to stimulate additional housing 
opportunities in the city, this designation supports the inclusion of 
higher-density multi-family dwellings, including mixed-use development 
(both horizontal and vertical formats). This designation focuses 
development 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. 
 
Typical Uses: 

Á Large format retail stores, with a focus on national and regional 
chains  

Á Hotels and lodging establishments 

Á Restaurants 

Á Personal services and office uses 

Á Multi-family dwellings 

Á Mixed-use (multi-family, commercial, retail, live/work, office) 

Minimum Density: 
15 du/ac 
Maximum Density: 
28 du/ac 
 
Floor Area Ratio: 
1.5 

Highway Commercial 
 

 

 

 

 

 

Purpose and Application: 
This designation identifies areas generally located adjacent to Highway 
101 on the far eastern side of the city. This designation focuses 
development of more auto-oriented uses, visitor-serving uses, and large 
format retail that are typically associated with highway users. The intent 
is to limit the impact of such auto-oriented uses on established 
residential areas and neighborhood-focused commercial centers, 
including Downtown.   

Minimum Density: 
28 du/ac 
Maximum Density: 
40 du/ac 
 
Floor Area Ratio: 
1.0 
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Designation Description Density / Intensity 

 

 

 
Typical Uses: 

Á Large format retail 

Á Hotels and lodging establishments 

Á Restaurants and supporting hospitality uses, including drive-thru 
establishments 

Á Gas stations and vehicle fueling stations, including vehicle repair 

Á Guidance services and professional offices  

Industrial 
 

 

 Purpose and Application: 
This designation is intended to identify those areas of the General Plan 
where manufacturing and major employment uses may occur. The 
Industrial classification applies to lands suited for industrial uses where 
public facilities and services (transportation systems, utilities, fire 
protection, water, and sewage disposal) exist or can be efficiently 
provided. Industrial uses may be sited where there can be the least 
impact to proximate uses and where the potential for environmental 
disruption is minimal or can be adequately controlled. Industrial uses 
may be managed through individual zoning districts to ensure a level of 
land use compatibility that reflects site specific conditions and 
requirements. New Industrial lands are intended to be located in the City 
limits, the Sphere of Influence, or Master Plan Areas.  
Typical Uses: 

Á Manufacturing, processing, fabrication and assembly, and 
warehousing 

Á Public facilities, places of assembly 

Á Business centers, business parks, office parks, mixed 
commercial, office, and industrial sites.  

Á Limited live-work uses  

Maximum Density: 
Live/work: 20 du/ac 
 
Floor Area Ratio: 
1.0 
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Public / Quasi-Public 

Public 
 

 

 Purpose and Application: 
This designation is intended to identify lands owned by public agencies 
including the City, County, School districts, and special districts, as well 
as quasi-public utilities such as Pacific Gas & Electric and internet and 
telephone service providers. Public land uses identify facilities that are 
unlikely during the life of the General Plan to be considered surplus 
property because of the extent or nature of the existing facility.  The P 
classification is the equivalent of the County's Public Lands and Public 
Services classification. 
 
Typical Uses: 

Á Government buildings 

Á Libraries 

Á Water, wastewater, and drainage facilities 

Á Transportation and utility facilities 

Á Compatible public buildings 

Á Natural resource areas 

Minimum /Maximum 
Density: 
     n/a 
 
Floor Area Ratio: 
1.0 

Recreational  
 

 

 Purpose and Application: 
This designation is intended to identify recreation facilities with generally 
unrestricted access. REC lands apply to public parks and recreation 
facilities, quasi-public recreation facilities within residential 
development, and private parks or recreation facilities such as 
campgrounds or private golf courses. 
 
Typical Uses: 

Á Campgrounds, trails, parks, baseball fields, soccer fields, BMX 
tracks, RV parks, golf courses, country club facilities. 

Minimum /Maximum 
Density: 
      n/a 
 
Floor Area Ratio: 
n/a 

Open Space 
 

 

 

 

Purpose and Application: 
This designation is intended to identify lands not suited for development 
or to land most valuable in its undeveloped state. Factors limiting the 
development of land would include such constraints as unstable soils, 
high fire hazard, remote location, poor access, or susceptibility to 
flooding. Valuable natural areas could include rare and endangered 
species and habitat, wildlife corridors, riparian vegetation zones, areas 
with creeks or water features, or designated scenic resources.  The OS 
classification is the equivalent of the County's Open Space classification. 
 
Typical Uses: 

¶ Agriculture, conservation and development of natural resources 

¶ Mineral extraction 

¶ Recreation 

¶ Essential utility installations 

Minimum /Maximum 
Density: 
      n/a 
 
Floor Area Ratio: 
n/a 
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Other 

Agriculture 
 

 

 

 

 

Purpose and Application: 
This designation is intended to apply to lands which are suited for and 
are used for production of crops, commercially cultivated lands under 
agricultural preserve contracts, land having present or future potential for 
agricultural production, and contiguous or intermixed smaller parcels on 
which non-compatible uses could jeopardize the agricultural use of 
agricultural lands. Lands within the AG classification with agricultural 
commodities, excluding cannabis, are protected from encroachment of 
incompatible uses by the "Right to Farm" provisions of the Agriculture 
Element. Agriculture lands are intended to include both the growing, 
raising, and harvesting of agricultural produce, fruit, or livestock. 
Typical Uses: 

Á Single-family dwellings 

Á Farm labor housing 

Á Crop production, grazing, livestock raising facilities, dairies 

Á Packing houses, feed/grain storage 

Á Natural open space areas 

Á Agriculturally related industries, wineries, food processing 

Minimum Density: 
n/a 
 
Maximum Density: 
1 du/40 ac 
 
Floor Area Ratio: 
n/a 

Land Use Designation Density Range (units/acre) Floor Area Ratio 

HR Hillside Residential 1 du/ac N/A 

RR Rural Residential 2 du/ac N/A 

LDR Low Density Residential 15 du/ac N/A 

MDR Medium Density Residential 15 - 28 du/ac N/A 

HDR High Density Residential 28 - 40 du/ac N/A 

DC Downtown Core 28 - 40 du/ac 2.5 

MUBST Mixed Use: Brush Street 
SFD: 5 - 9 du/ac 

MFR: 9 - 20 du/ac 0.3-1.0 

AIP-PD Mixed Use: AIP-PD N/A 1.0 

NC Neighborhood Commercial 8 - 15 du/ac 1.0 

CC Community Commercial 15 - 28 du/ac 1.5 

HC Highway Commercial  28 - 40 du/ac  1.0 

I Industrial Live Work: 20 du/ac 1.0 

P Public N/A 1.0 

REC Recreational N/A N/A 

OS Open Space N/A N/A 

AG Agriculture 1 du/40 ac N/A 
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Districts 
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Goals and Policies 

Residential  

 To provide a variety of housing types that offer choices for Ukiah residents and 
create complete, livable neighborhoods. (Source: New Goal) 

 

 Existing Neighborhoods 

The City shall maintain and enhance the quality of existing residential neighborhoods, ensuring 

adequate public facilities such as parks, streets, water supply, and drainage. (Source: New Policy)  

 Connectivity 

The City shall encourage new residential development to incorporate design features that promote 
walking and connectivity between blocks. (New Policy)  

 Neighborhood Infill 

The City shall encourage objectively designed infill developments that enhance neighborhood quality 
and respond to community input in the planning and design of infill projects or non-residential, 
neighborhood-serving uses. (Source: New Policy)  

 High-Density Residential Uses 

The City shall encourage new high-density residential development to locate in areas close to 

services and transit. (Source: New Policy)  

 Existing Neighborhoods 

The City shall encourage all new multi-family residential development to comply with objective design 

and development standards. (Source: New Policy)  

Mixed-Use 

 To encourage mixed-use development projects that create vibrant, walkable 
districts. (New Goal) 

 

 Downtown Mixed-Use  

The City shall encourage mixed-use development to locate within the Downtown. Such developments 

include housing, retail commercial, offices, open space, and other compatible uses. This development 

pattern should create vibrant, walkable areas, in contrast to strip retail developments along corridors. 

(Source: New Policy)  
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 Compatibility with Adjacent Uses 

The City shall require new mixed-use development to be compatible with adjacent land uses, 

particularly residential uses, through site and architectural design techniques that establish 

transitions between uses and minimize negative impacts. (Source: New Policy)  

 Mixed-Use Design  

The City shall require new mixed-use development to limit the number of access driveways, minimize 

building setbacks, and provide public ground floor spaces adjacent to sidewalks. (Source: New Policy)  

 Pedestrian Orientation 

The City shall require new mixed-use and commercial developments with street or bike route frontage 

to include amenities that connect and create a comfortable environment for walking, sitting, and 

socializing. (Source: New Policy)  

 Live/Work 

The City shall encourage mixed-uses in appropriate non-residential or existing mixed-use areas, 

facilitate the adaptive reuse of otherwise obsolete structures, and promote the growth of the arts and 

small business ventures in the community by allowing combined workspace and living quarters in 

appropriate buildings in commercial or industrial zoning districts. (Source: New Policy)  

Downtown 

 To improve and enhance the appearance and vibrancy of Downtown Ukiah to 
create a high-quality place for residents, businesses, and visitors. (Source: 
Existing GP Goal CD-9, modified) 

 

 Downtown Activities and Functions 

The City shall maintain the Downtown as a center for shopping and commerce, social and cultural 

activities, and government and civic functions. (Source: New Policy)  

 New Downtown Development 

The City shall ensure new development in the Downtown is compatible with existing uses and 

enhances the character of the area. (Source: Existing Policies CD-9.2 and CD-9.3, modified)  

 Downtown Arts Entertainment 

The City shall encourage private-sector investment in Downtown to transform it into a safe, vibrant, 

and prosperous arts and entertainment district that offers enhanced shopping, dining, recreational, 

and cultural experiences and events for residents, families, and visitors. (Source: New Policy) 

 Downtown Pedestrian Improvements 

The City shall work with public agencies and private entities to create a safe, convenient, and 

pleasant pedestrian environment that supports the continued revitalization of the Downtown area. 

Improvements could include pedestrian-oriented amenities such as lighting, wider sidewalks, clearly 

marked pedestrian crossings, benches, landscaping, signage, sidewalk seating areas, and public art. 

(Source: New Policy) 
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 Downtown Parking 

The City shall prepare and implement a Downtown parking plan that provides enough parking 

downtown to support area businesses while maintaining a pedestrian-friendly environment. (Source: 

New Policy)  

Commercial 

 To encourage the growth and development of retail, office, service, and 
entertainment uses in Ukiah to provide jobs, support City services, and make 
Ukiah an attractive place to live. (New Goal) 

 

 High-Quality Building Design 

The City shall encourage distinctive and high-quality commercial building design and site planning 
that respects the character of Ukiah. (Source: New Policy) 

 Commercial Center Design 

The City shall require new commercial centers to incorporate standards of site design, construction, 
buffering, and screening that objective compatibility development standards when located adjacent 
to residential neighborhoods. (Source: New Policy) 

 Clustering Commercial Uses 

The City shall encourage new commercial uses to group into clustered areas or centers containing 
professional offices, retail sales and services. New commercial clusters shall be located at the 
hmsdqrdbshnmr ne l`inq sgnqntfge`qdr `mc dwbktcd Ƨrsqhoƨ bnlldqbh`k- (Source: New Policy)  

 Commercial Property Landscaping 

The City shall require that landscaping on commercial properties be well maintained and encourage 
those commercial properties currently without landscaping to provide landscaping. (Source: Existing 
Program CD-17.2a, modified)  

 Pedestrian Access to Commercial Uses 

The City shall support convenient and direct pedestrian access to commercial uses that are located 
adjacent to residential areas. (Source: New Policy) 
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Industrial 

 To encourage, facilitate, and support the development of new employment and 
industrial uses and retention of existing industry to ensure compatibility with 
existing surrounding uses and planned uses. (Source: New Goal) 

 

 Industrial Park Development 

The City shall encourage the development of well-designed industrial park areas to attract new light 

industrial development to Ukiah. (Source: New Policy)  

 Industrial Design standards 

The City shall ensure that new industrial developments contribute to the overall attractiveness of the 

community through appropriate site design, architectural design, and landscaping. (Source: New 

Policy)  

 Screening Industrial Areas 

The City shall require the screening of loading areas and open storage areas so that they are not 

visible from major roads. (Source: New Policy)  

Hillside Areas 

 To preserve the natural character of hillside development areas. (Source: New 
Goal) 

 

 Natural Features 

The City shall require development to preserve outstanding natural physical features, such as the 

highest crest of a hill, natural rock outcroppings, major tree belts, and water features. (Source: New 

Policy)  

 Hillside Development 

The City shall require new development in hillside areas to minimize grading to retain a natural 

hillside setting. The City shall encourage clustered dwelling units in hillside areas and roadways to be 

designed to preserve the ecological and scenic character of the hillsides. (Source: New Policy) 

 Open Space Access 

The City shall encourage new hillside developments to provide public access (as appropriate) to 

adjacent greenways, open space corridors, trails, and parks if development is proposed adjacent to 

such facilities. (Source: New Policy)  
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Over the course of this General Plan, the City will continue to develop and grow to meet the needs of current and 

future residents, businesses, and visitors.  The General Plan is intended to ensure an orderly, contiguous pattern of 

development that prioritizes infill development, phases new development, encourages compactness and efficiency, 

preserves surrounding open space and agricultural resources, and avoids land use incompatibilities. The Plan is 

also designed to promote sustainable development and local growth patterns that enhance UkiahƤr nudq`kl quality of 

life.  Through this General Plan the City prioritizes land development that meets the needs of the current population 

without compromising the ability of future generations to meet their own needs.  New development should minimize 

resource consumption, reduce dependency on the automobile, preserve sensitive environmental resources, reduce 

maintenance and utility expenses, and improve social health and interaction.     

Future Annexations  
Annexation efforts for the City of Ukiah have been discussed over the last three decades and addressed in multiple 

planning documents produced over the past 35 years, including the 1984 Ukiah General Plan, the 1995 Ukiah General 

Plan, the 2009-14, 2014-19, and 2019-16 Tjh`g Gntrhmf Dkdldmsr+ Ldmcnbhmn BntmsxƤr 1019-2027 Housing Element, 

and the 2011 Ukiah Valley Area Plan. Themes within these documents related to annexation include supporting 

future housing needs through annexation efforts that lead to the orderly expansion of growth to avoid sprawl; 

collaboration between the cities within the county on regional housing by supporting annexation applications to the 

Mendocino LAFCo from cities for annexations of contiguous lands; and the need for preservation of open space and 

agricultural lands.  

Consistent with direction received from the City Council, the adopted Annexation policy, and relevant City and 

County planning documents, the City of Ukiah intends to pursue annexation of approximately 910 acres of land, 

btqqdmskx knb`sdc hm sgd Bntmsx ne LdmcnbhmnƤr itqhrcictional boundaries, into the City limits. The 910 acres 

proposed for annexation are categorized as the following Annexation Areas: City-Owned Properties; the Brush 

Street/Masonite Annexation Area; and the Western Hills Annexation Area. All of the land the City is pursing for 

`mmdw`shnm hr knb`sdc vhsghm sgd BhsxƤr btqqdms RNH+ `mc vhsg sgd dwbdoshnm ne sgd Vdrsdqm Ghkkr `mmdw`shnm+ ` onqshnm 

of the landfill site along Vichy Road, and the open space area west of the terminus of Standley Street. However, all 

ne sgd k`mc sgd Bhsx hr otqrthmf enq `mmdw`shnm hr knb`sdc vhsghm sgd BhsxƤr oqnonrdc RNH-  Sgd @mmdw`shnm @qd`r adhmf 

pursued by the City are summarized below and shown on Figure 2-2.  

Annexation requests and jurisdictional changes must be reviewed and approved first by City Council, then by the 

Mendocino County Local Agency Formation Commission (LAFCo). In December 2021, the City submitted annexation 

pre-applications to LAFCo for annexation of the City Owned Properties and the Northern Annexation Area.  The City 

anticipates submitting pre-applications and full applications to LAFCo for all areas within the Proposed SOI shown 

within Figure 2-2 over the next one to three years. 

¶  A: City-Owned Properties. Includes 16 City-owned properties, totaling approximately 437 acres, that the 

Bhsx ne Tjh`g g`r `bpthqdc vhsghm sgd BhsxƤr Rogdqd ne Hmektdmbd 'RNH( enq otakhb otqonrdr+ ats g`r mns 

completed the necessary annexation application for those properties to officially become incorporated 

lands of the City that ard vhsghm sgd BhsxƤr itqhrchbshnm- Bhsx-owned lands proposed for annexation include: 

the landfill site on Vichy Springs Road; properties within the Ukiah Municipal Airport area along South State 

Rsqdds: oqnodqshdr vhsghm sgd uhbhmhsx ne sgd BhsxƤr wastewater treatment plant along Norgard Lane, Taylor 

Cqhud `mc Ok`ms Qn`c: oqnodqsx `ci`bdms sn sgd BhsxƤr solid waste transfer station; and open space areas 

west of the terminus of Standley Street.  
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The majority of these properties include City operations such as the wastewater treatment plant, recycled 

water system, and a portion of the Ukiah Municipal Airport. Others are currently undeveloped and preserved 

as open space or agriculture. Once annexed, the City-Owned Property Annexation Areas 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, and the buildout analysis did not assume any new development (aside from 

potential new or expansion of public facilities) on these sites for the next 20 years.  

¶ B: Brush Street/Masonite Area Properties Annexation Area. The City proposes to annex 63 properties 

sns`khmf `ooqnwhl`sdkx 362 `bqdr mnqsg ne sgd Bhsx khlhsr+ vhsghm `qd`r knb`kkx jmnvm `r sgd ƧL`rnmhsdƨ `mc 

ƧAqtrg Rsqdds Sqh`mfkdƨ `qd`r `knmf Jtmykdq Q`mbg Qn`c+ Enqc Qn`c+ L`rnmhsd Qn`c+ Aqtrg Rsqdds+ Aqtmmdq 

Street, and Orchard Avenue. Development in this area includes some commercial, industrial, and 

manufacturing uses (both existing and decommissioned), as well as areas containing vacant and 

agricultural land. For the Brush Street Triangle, development assumptions were analyzed by using the 

current Ukiah Valley Area Plan Mixed-Use: Brush Street Triangle designation. For the Masonite area, the 

existing Industrial designation was used. For the remaining area south of the Masonite site and north of 

Ford Road that is currently vacant and/or developed with agriculture uses, the Agriculture designation will 

remain.  

¶ C: Western Hills Annexation Area. Annexation Area C comprises a total of  ±750 acres concentrated in the 

hills west of Ukiah. Approximately 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. ±640 of 

those acres are identified for open space conservation and pre-zoned as Public Facilities, while ±54 acres 

vntkc `kknv enq qdrhcdmsh`k cdudknoldms 'sgqntfg bqd`shnm ne rdudm ƧCdudknoldms O`qbdkrƨ(+ adfhmmhmf `s 

the terminus of Redwood Avenue. Parcels eligible for residential uses feature a Single-Family Residential - 

Hillside Overlay (R1-H) 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 proposed for annexation. Although 

these parcels are pre-zoned R1-H for consistency with surrounding zoning and land uses, they are not 

included in the Development Agreement and no development is presently proposed or expected. However, 

they could conceivably be developed with two residential units at some point in the future, bringing the total 

potential buildout of Annexation Area C to 16 total units. No new parcels are proposed or created as a result 

of this annexation request. 

Finally, ±44 acres were included to address stated LAFCo policies, 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 

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 PF zoning designation is inappropriate. For consistency, a 

Single-Family Residential - Hillside Overlay was applied to these fragment and island parcels 
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