
  
 PLANNING COMMISSION   JUNE 2, 2016   

 STAFF REPORT- UP_MAJOR_INLAND U_2016-0003 
 

   
 

SUMMARY 
 
 
OWNER: RURAL COMMUNITES HOUSING 

DEVELOPMENT CORPORATION (RCHDC) 
 499 LESLIE ST 
 UKIAH, CA 95482 
 
APPLICANT: RCHDC 
 499 LESLIE ST 
 UKIAH, CA 95482 
 
AGENT: RYAN LARUE 
 499 LESLIE ST 
 UKIAH, CA 95482 
 
REQUEST:  Use permit implementing a Planned Development to 

construct an 80 unit Senior Housing Project "Orr Creek 
Commons," consisting of 72 one bedroom and 8 two 
bedroom units, including one for a manager.  Sixteen of 
the units will be on a second floor.  In addition to the 
residential units, project would include a 2,000 square 
foot community building containing tenant laundry 
facilities, management office space, disability equipped 
bathrooms, kitchen and a meeting/recreation room.  A 
1,000 foot Class I bike and walking trail with picnic tables 
and benches will also be included creating a linear park 
along Orr Creek. 
 

DATE DEEMED COMPLETE: April 11, 2016 
 
LOCATION:  Bordering the Ukiah City limits, lying on the south side of 

Brush St (CR 217) at the eastern intersection of Orr St 
(CR 216), approximately 250 feet from the intersection of 
Orchard Ave (City Limits) to the west.  The property is 
bounded on the south by approximately 1,000 feet of Orr 
Creek, which defines the limits between the City and 
County. Brush Street, Ukiah, APN 002-101-26. 

 
TOTAL ACREAGE:  5.3± Acres  
 
GENERAL PLAN:  SR 
 
ZONING:  R3:FP:PD 
 
SUPERVISORIAL DISTRICT:  2  
 
ENVIRONMENTAL DETERMINATION:   Mitigated Negative Declaration   
 
RECOMMENDATION:  Approve with Conditions  
 
STAFF PLANNER:  JOHN SPEKA 
 
 

1.U_2016-0003 RCHDC SR 5/19/2016 4:04 PM 
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BACKGROUND 
 

PROJECT DESCRIPTION:  The applicant requests approval of a major use permit to implement a 
Planned Development (PD) on the subject property.  Properties which lie within PD Combining Districts 
are required to secure a use permit to ensure that certain design features or other environmental factors 
of the “planned development” are applied to the satisfaction of the County.   
 
RCHDC proposes to build 80 senior housing units, 79 of which will be affordable.  72 will be one bedroom 
with eight two bedroom units, one being for a manager.  The basic color scheme and design of the project 
would consist of early American earth tones with white railings and picket fences.  The construction 
materials would consist of wood frame and cement fiber plank siding with corrugated metal (see 
attached).  While most residential buildings will be single story, sixteen of the units will be on a second 
floor.  In addition to the residential units, there will be a 2,000 square foot community building that will 
include management office space, disability equipped bathrooms, kitchen and a meeting/recreation room.  
Another smaller community building will include laundry facilities for tenants.   
 
There will be parking for up to 64 automobiles distributed around the site.  Parking areas will be partially 
constructed of permeable concrete.  A shared fleet of five electric cars will be available for use by tenants. 
Six of the parking spaces will include electric charging stations, five of which will be for the project's car 
share fleet and one to the general public.  A 22 seat electric bus and charging stations will be purchased 
for ownership and operation by Mendocino Transit Authority. There will be an indented curb space along 
Brush Street for a bus stop with a covered area and a raised platform to enable disability loading included 
for those waiting for the bus.  Disability path of travel on-site will be standard concrete to promote ease of 
passage for wheel chairs and walkers. 
 
An Americans with Disabilities Act (ADA) compliant Class I Multi-Use bicycle/walking trail will be 
constructed within the 50-foot setback from Orr Creek.  Construction of the trail will not involve impacts to 
riparian habitat.  The trail will be eight feet wide with two foot gravel shoulders.  The trail will run parallel to 
Orr Creek between Orr Street and North Orchard Avenue.  Constructed with a non-toxic, environmentally 
friendly material, the trail surface will slope away from the creek with precipitation runoff directed into the 
bio-swales (rain gardens) located between the trail and the development.  Absorption bio-swales will 
separate building areas from Orr Creek and bounding streets to minimize site water runoff.  Decorative 
fences will delineate the trail area from the residential area to the north and the creek to the south.  Except 
for the trail, development will be limited to areas more than 50 feet from the top of the north creek bank. 
 
Bounding streets will be improved including curbs, gutters and sidewalks (see attached).  There will be no 
on-street parking on Orchard Avenue, Brush Street with limited parking on Orr Street.   
 
200kW of solar electric panels will be installed primarily on building roofs to provide needed onsite power 
for tenants, common property and vehicle charging stations.  Site lighting will be dark to the sky.  Trail 
lighting will be low to the ground to avoid lighting the creek riparian area.  There will be safety posts along 
the trail where anyone feeling threatened or in danger can send for help and/or sound an alarm.  A 
camera security system will monitor the site and adjacent areas.  As required by the funding source, forty 
bicycles will be provided for shared tenant use.  A range of bicycle types will be included.  Enclosed 
secure on-site storage will be provided for the bicycles. 
 
To meet fire safety regulations internal driveways will be 26 feet wide at entrances to the site, narrowing to 
20 feet wide for the balance.  No parking will be allowed on internal driveways except for indented areas 
specifically designated.  The internal driveway will be constructed to support 70,000 pound vehicles.  
There will be six fire hydrants; two at the eastern corners, one at the north side of the Orr Street entrance, 
one at the end of driveway/parking area parallel to Brush Street, one in the middle of the southern stretch 
near the central parking area and one at the main entrance just northeast of the lodge.  There will be 
lighted maps at each entrance to guide emergency responders. 
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RELATED APPLICATIONS: 
 
On-Site 
 
• On March 20, 1995, a Completion Certificate was issued for Boundary Line Adjustment #B 11-95, 

reconfiguring portions of the subject property.  
 

• On October 24, 1995, the Zoning Administrator approved Administrative Permit #AP 28-1995 for the 
temporary occupancy of a mobile home as a family care unit on a portion of the subject property.  
The permit was allowed to expire on October 25, 1998. 
 

• On March 16, 2004, Certificate of Compliance #CC 7-2002 recognized three separate parcels 
including property subject to the current application. 
 

• In 2004, application was made for General Plan Amendment #GP 2-2004 to change the then land 
use designation from Industrial (I) to Suburban Residential (SR) with a concurrent rezoning (#R 3-
2004) to change the then zoning district from Limited Industrial (I1) to Multiple Family Residential (R-
3).  The proposal was made to enable an affordable senior housing development of up to 153 units.  
However, the proposal was placed on hold pending the outcome of the Ukiah Valley Area Plan 
(UVAP) adoption process which was also proceeding at that time.  
 

• On April 28, 2010, Boundary Line Adjustment #B 4-2008 was completed adjusting property lines to 
accommodate the Orchard Avenue extension to Brush Street and to consolidate the lots within the 
project property from three lots to two.   
 

• On August 2, 2011, the Board of Supervisors certified a Final Environmental Impact Report (FEIR) 
for the Ukiah Valley Area Plan (UVAP) and subsequently adopted the UVAP including a land use 
map change from Industrial (I) to Suburban Residential (SR) of the subject property.  A related action 
by the Board directed Planning staff to initiate rezonings of the UVAP map change areas which 
included a change from Limited Industrial (I1) to Multiple-Family Residential (R-3) of the property.  
 

• On February 13, 2012, Rezoning #R 7-2011 was adopted by the Board of Supervisors from Limited 
Industrial (I1) to Multiple-Family Residential with a Planned Development Combining District (R-3:PD) 
as a means of providing the County an opportunity to work with the property owner on project design 
issues and any environmental mitigation that may be required. 

 
Related Sites 
 
• On May 5, 2015, the Board of Supervisors adopted Rezoning #R 2014-0004 changing the zoning of 

property directly north of the subject site (known as the Brush Street Triangle) from Limited Industrial 
within a Flood Plain Combining District (I-1:FP) to Multiple Family Residential Contract Rezone within 
a Flood Plain Combining District (R-3:CR:FP). 

 
SITE CHARACTERISTICS:  The development would encompass the western most five and one-third 
acres of an approximately eight acre empty field currently owned by RCHDC, which borders on the Ukiah 
City limits.  The property is bounded on the east by approximately 350 feet of Orchard Avenue, on the 
north by approximately 1,000 feet of Brush Street, on the west by approximately 350 feet of Orr Street and 
on the south by approximately 1,000 feet of Orr Creek, which defines the limits between the City and 
County.  The area is currently served by two nearby bus stops along Clara Street.  The Ukiah General 
Hospital and other medical and pharmaceutical services are less than one-half mile away as is a full 
service shopping center. 
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SURROUNDING LAND USE AND ZONING: 

 
PUBLIC SERVICES: 
 
Access:  Brush Street (CR 216)/Orchard Avenue (City Limits)  
Fire District:  Ukiah Valley Fire District  
Water District:  City of Ukiah 
Sewer District:  Ukiah Valley Sanitation District 
School District:  Ukiah Unified School District 
 
AGENCY COMMENTS:    On April 13, 2016, project referrals were sent to the following responsible or 
trustee agencies with jurisdiction over the Project.  Their required related permits, if any, are listed below.  
Their submitted recommended conditions of approval are contained in Exhibit A of the attached resolution.   
A summary of the submitted agency comments are listed below.  Any comment that would trigger a 
project modification or denial are discussed in full as key issues in the following section. 
 
 

REFERRAL AGENCIES RELATED 
PERMIT COMMENT DATE 

    

Department of Transportation Encroachment 
Permit Comments 4/15/16 

Environmental Health- Ukiah  No Response  
Building Services-Ukiah PBS  No Response  
Emergency Services  No Comment 4/18/16 
Assessor  No Response  
Air Quality Management District  Comments 4/14/16 
County Water Agency  No Response  
Russian River Flood Control/WCID   No Response  
Department of Fish and Wildlife  Comments 3/23/16 
Regional Water Quality Control  No Response  
Army Corp. of Engineers  No Response  
MTA  No Response  
County Addresser  No Comment 4/13/16 
LAFCO  No Response  
Ukiah Valley Sewer District  Comments 3/7/16 
City of Ukiah Planning  Comments  4/26/16 
Ukiah Valley Fire District  Comments 4/26/16 

 

 GENERAL PLAN ZONING LOT SIZES USES 
NORTH Mixed Use Brush 

Street Triangle 
I1 1 - 4 +/- acres Undeveloped 

EAST Mixed Use Brush 
Street Triangle 

I1 2 +/- acres Undeveloped 

SOUTH City of Ukiah 
Residential-PD 

City of Ukiah 0.05 - 0.85 +/- ac Residential 

WEST City of Ukiah C-2 City of Ukiah 3 +/- acres Church 



PLANNING COMMISSION STAFF REPORT FOR U_2016-0003 
UP_MAJOR_INLAND  PAGE 5 
 
 

KEY ISSUES 
 
1. General Plan and Zoning Consistency: The subject property is classified Suburban Residential (SR) 
under the General Plan, lying within an Multiple-Family Residential (R-3) Zoning District, with an overlay 
Planned Development (PD) Combining District.     
 
Policy DE-13 of the General Plan notes “residential developments” as among the general uses under an 
SR designation.  In addition, Section 20.080.005 of the County Code states that the intent of R-3 Zoning 
Districts are (in part) “to create and enhance areas suitable for higher density residential uses…”  The 
proposed use type is “Family Residential- Multifamily” which is defined as “three or more dwelling units in 
one building” and is considered a permitted use in R-3 zoning.  The project entails 15 buildings consisting 
of one and two bedroom units totaling 80 units overall.  Standard development standards regarding height 
and setbacks have been incorporated into the design.  As a result, the project would be consistent with 
both the General Plan and Division I of the County Zoning Code.   
 
2. Planned Development (PD Combining District): Chapter 20.136 of the County Code allows for 
planned developments to be implemented subject to the approval of a use permit.  The primary purpose of 
the PD overlay was to provide the County an opportunity to work with the applicant on the design of the 
project and to incorporate environmental protection into development that is both attractive and congruous 
to the character of its surroundings.  Section 20.136.010 provides for “General Development Criteria” of a 
Planned Development, which are to be met before the project is granted a use permit, as follows: 
   
(A) Compatibility with Adjacent Land Uses. A planned development shall be designed and developed in a 

manner compatible with and complementary to existing and potential residential, commercial or 
agricultural development in the immediate vicinity of the project site. Site planning on the perimeter 
shall give consideration to protection of the property from adverse surrounding influences, as well as 
protection of the surrounding areas from potentially adverse influences within the development.  

 
(B) Relation to Natural Features. A planned development shall relate harmoniously to the topography of 

its site, make suitable provision for preservation of water courses, wooded areas, rough terrain and 
similar natural features and areas, and shall otherwise be so designed as to use such natural 
features and amenities to best advantage.  

 
The project design as proposed is both compatible and complementary to its immediate surroundings.  As 
noted above, the site is bordered to the north by Brush Street and additional vacant property known as the 
“Brush Street Triangle.”  While the subject project site is not included within the Brush Street Triangle, its 
development has been envisioned since at least 2004 (in a larger version of approximately 153 units), and 
future development of the Brush Street Triangle will not be impacted by the current project.  The southern 
boundary of the project site, Orr Creek, is also the boundary separating the City and the County.  
Residential development lies within the City limits adjacent to the south side of the creek.  The scale and 
residential use that are proposed with the project is compatible with the residential character of the area. 
 
The project design also features a 1,000-foot walking/biking path constituting a “linear park” buffer 
between the housing development and the riparian area of Orr Creek. The trail utilizes the creek and its 
riparian vegetation as a scenic landscape allowing use by residents of the housing development as well as 
by the public.  The criteria noted under subsection (B) above would be met.      
 
3. Ukiah Valley Area Plan (UVAP):  The project site lies adjacent to the Ukiah City limits and is covered 
by the UVAP.   The Land Use policies from the UVAP listed below are applicable to the project, which can 
be shown to be consistent with each as follows:   
 

Policy LU 1.1: Promote development and building practices that support healthy 
communities.  
 
LU 1.1a: Healthy Communities  
Ensure that land use and development decisions include consideration of impacts on water and 
indoor/outdoor air quality, as well as access to healthy food vendors, social and recreational 
opportunities, safe networks for walking and bicycling, and other attributes that promote the health 
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of the community. 
 
The proposed development features “social and recreational opportunities” providing community oriented 
structures for meeting and recreation purposes. A 1,000-foot walking/biking trail along Orr Creek is also 
featured as part of the project.  The project additionally proposes provision and enclosed storage for 40 
bicycles for exclusive use by residents of the housing development.    
 

Policy LU 1.2: Utilize planning tools and incentives to guide the development process 
towards creating a compact, mixed-use community achieving a balance among social, 
economic, and environmental systems.  
 
LU 1.2a: Compact Urban Forms  
Use land use planning and decision-making to promote compact development forms, mixed uses, 
infill, reuse, and sustainable technologies. Such strategies are intended to promote resource 
management and conservation, service and infrastructure efficiencies, and avoid the degradation 
or waste of social, economic and environmental resources.  

 
The project consists of an approximate density of 15 units per acre and is located within a half mile of 
shopping, hospital and other medical and pharmaceutical services (see attached).  Public transportation 
will be made available along Brush Street and a 22 seat electric bus is to be purchased for and operated 
by the Mendocino Transit Authority (MTA).  In addition, a shared fleet of five electric cars will be made 
available to tenants with six parking spots designated for electric charging. Solar electric panels will also 
be installed as part of the project design providing up to 200kW of power for the development.    
 

Policy LU 1.3: Promote suitably located housing and services for a range of ages and 
incomes within the Ukiah Valley.  
 
LU 1.3a: Well-Served Communities  
Emphasize complete and integrated communities which encompass the facilities and activities 
essential to the daily life of the residents and promote community atmosphere and interaction. 
 
LU 1.3d: Diversified Neighborhoods  
Encourage the development of well-integrated neighborhoods of single-family and multi-family 
homes that include owner-occupied and rental housing units in single-use and mixed-use 
environments, with a range of densities and affordability levels.  
 
LU 1.3e: Residential Areas  
Allow residential development in a variety of locations that offer a range of housing densities and 
housing types.  

 
The project consists of affordable, higher density housing opportunities for seniors that is intended to 
blend with the surrounding community located within the Ukiah City limits adjacent to southern boundary 
of the subject site.  The “linear park” along Orr Creek features a 1,000 walking/biking trail and picnic tables 
that will promote community interaction, as will meeting and recreation rooms provided within the 
development. 

 
Policy LU 1.4: Continue to allow growth in High Intensity Development Corridors.  
 
LU 1.4a: Land Use Planning  
Encourage higher population, building and land use density and intensity along appropriately 
classified roads with existing capacity. Priority shall be given to projects that:  

• Do not displace existing commercial agricultural activities;  

• Do not develop sites containing prime agricultural soils or Unique Farmland;  

• Convert less than one acre of oak woodland;  

• Maximize green building techniques, energy conservation, and alternative energy systems;  
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• Maximize access to and provision of alternate transportation modes;  

• Do not significantly adversely affect views from major roads or plan area gateways;  

• Are not located in “high” or “very high” fire hazard areas; and/or  

• Are infill projects near public transit. 
 
The proposed development is comprised of high density and compact design.  It would utilize forms of 
alternative energy (e.g. electric cars, buses, solar power) as well as conserve energy given its walkable 
proximity to certain service needs of its residents (e.g. hospital, shopping).  The project development also 
proposes to provide a variety alternative transportation options (e.g. busing, shared car fleet, bicycle) for 
its residents. 
 
4. Housing Element Implementation: Policies and Action Items from the 2015 Housing Element listed 
below are applicable to the project, which can be shown to be consistent with each as follows:   
 

POLICY 3.1 Encourage the development of an adequate supply of housing and range of housing 
densities and types to meet the diverse needs of County residents.  

 
Action 3.1a Work with developers to include a variety of housing types, such as smaller single-
family homes, second units, duplexes, and multi-family units, including rental units for lower-
income large families and developments exceeding ten residential units, during pre-subdivision 
consultation and through the Inclusionary Housing development planning process. Consider 
development incentives such as reduced setbacks, density bonuses, fee assistance, etc. 

 
The Department of Planning and Building Services has worked with RCHDC staff to expedite the 
proposed project in order that appropriate grant funding application deadlines could be met.  The subject 
hearing date was set so that required approvals could be obtained by the applicant to help meet their 
needs in this area. 

 
POLICY 3.4 Promote new residential development in or adjacent to towns and cities that facilitate 
infill and compact development, and assist in the creation and improvement of community water 
and sewer services.  
 
Action 3.4a Support the efficient delivery of water and sewer services to facilitate housing 
production through combined service agencies, shared facilities, or other inter-governmental 
agreements. 

 
The project location borders the Ukiah City Limits with an agreement obtained through the City to provide 
water in anticipation of the site one day being annexed into the City.   

 
POLICY 3.5 Encourage and assist in developing affordable housing by reducing constraints and 
identifying incentives and tools for affordable residential unit development.  
 
Action 3.5c  Provide priority processing by County staff and hearing boards for affordable housing 
units or special needs housing or supporting infrastructure.  

 
As noted above, the Department of Planning and Building Services has made considerable efforts to 
expedite the project so that grant funding application deadlines could be met by the developer.  As a 
result, the subject hearing date was set specifically to accommodate such needs.   
 

POLICY 4.3 Encourage a range of housing types to address the housing needs of the County’s 
special needs populations, such as seniors, single-parent families, large families, individuals with 
disabilities, the homeless, Native Americans, and farmworkers.  
 
Action 4.3l  Recognize that the County’s aging population will require affordable housing in areas 
that have access to senior citizen appropriate services. Remote rural communities cannot 
presently provide adequate services to meet the special needs of senior citizens.  
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The project is designed to meet a need for affordable senior housing.  Its location provides easy access to 
shopping, hospital care and other services, all within a half mile radius of the site.  In addition, bus 
services would be facilitated with the proposed purchase of an electric bus to be owned and operated by 
MTA, and a bus stop to be added as part of the street frontage improvements along Brush Street. 
 

POLICY 5.2 Promote renewable energy generation subsequent to energy conservation efforts.  
 
Action 5.2a Reduce electricity and natural gas demands by promoting the use of renewable 
energy technologies in residential and mixed-use projects. Strongly promote solar energy 
generation, use of solar water heaters, and passive solar design in new housing and, especially, 
multi-family and farmworker housing both prior to and during project review.  

 
The project features 200kW of primarily rooftop solar electric panels to provide onsite power for residents, 
common space and electric vehicle charging purposes. 
 
5. Parking Requirements: According to the project description the applicant proposes “parking for up to 
64 automobiles distributed around the site.  Parking areas will be partially constructed of permeable 
concrete.  A shared fleet of five electric cars will be available for use by tenants. Six of the parking spaces 
will include electric charging stations, five of which will be for the project's car share fleet and one to the 
general public.”  The site plan prepared by Basis Architecture and Consulting (dated April 11, 2016) 
illustrates the placement of the proposed parking with 10 of the spaces accessible for disabled residents 
or visitors.  No parking would be allowed offsite along Brush Street, while seven spaces would be located 
perpendicular to the western property line on Orr Street.  Condition Number 3 is recommended at the 
request of the County Air Quality Management District (AQMD) for the provision of a second EV charging 
station to be made available to the public. 
 
Section 20.180.015(C) of the County Zoning Code requires multi-family developments to provide one 
space for each one bedroom unit and one and one-half spaces for two bedroom units. The project would 
consist of 63 one bedroom and 17 two bedroom units, which would require a total of 89 spaces.  Section 
20.180.015(H) states that the County Zoning Administrator (and the Planning Commission by extension) 
has the authority to reduce the number of parking spaces “[i]f a developer can demonstrate that an 
apartment complex for seniors…will not generate a need for as much parking as regular multifamily 
residential.”  The applicant is requesting an exception to the standards per the noted code section.   
 
According to the applicant, senior housing facilities do not typically require as much parking as would a 
typical multi-family development.  As a means of verifying the assertion, a survey was prepared by the 
applicant (see RCHDC Parking Survey) of five different senior housing facilities located in Lake and 
Mendocino counties.  While it was unknown as to how many one- or two- bedroom units comprised the 
sites, on average, approximately 58% of the available spaces were utilized at the time the survey was 
conducted.  At full parking capacity, the proposed project would utilize 80% of the available number of 
units.  In addition, demand for parking would be partially mitigated with a bus stop proposed along Brush 
Street as well as other project features such as a fleet of 40 bicycles and five electric cars.  The project is 
also located within a half mile of shopping and hospital services. 
 
As a result of these findings, staff recommends that the Planning Commission waive the standard parking 
requirement and grant the request for 64 spaces.    
 
6. Environmental Protection:  An Initial Study was completed for the project and circulated for public 
review on May 1, 2016, in accordance with the California Environmental Quality Act (CEQA) Guidelines 
and a Mitigated Negative Declaration is recommended.  The review identified the following potential 
impacts which will be less than significant with incorporation of the proposed mitigation measures 
discussed below: 
 
Biological Resources:  A Biological Evaluation prepared for the project by Marcus H. Bole and Associates 
dated April 8, 2016.  According to the evaluation, “[p]roject implementation will not result in impacts to 
resident or migratory wildlife, special status plant or wildlife species, or any associated protected habitat. 
No further biological or botanical studies are recommended at this time.”   
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Mitigation is recommended for protection of Orr Creek and its riparian habitat involving erosion control 
measures and appropriate setbacks from the top of bank.  Setbacks have also been incorporated into the 
Project Description for the site (see Schematic Plans prepared by Basis Architecture and Consulting, 
dated April 11, 2016), which in effect will provide “self-mitigation” in certain instances with respect to 
protection of the riparian areas.  Conditions Number 4 and 5 are recommended to ensure adherence to 
such design specifics as well as to hold other potential impacts to a less than significant level.   
 
Hazardous Materials:  Phase I Environmental Site Assessment was prepared by Boles and Associates 
(dated April 7, 2016) to identify the potential occurrence of hazardous substances or petroleum in or on 
the subject property.  The report concluded that “[b]ased upon the public records maintained at the 
Mendocino County Environment Health Services Division, and on-site observations of the subject 
property, no recognized environmental conditions were found on the subject property…” and that “no 
further investigation is warranted.”  Handling and storage of potentially hazardous materials would be 
addressed by Condition Number 9 holding impacts to a less than significant level. 
 
Hydrology and Water Quality: Construction of the proposed development would entail adherence to 
requirements of the Regional Water Quality Control Board (RWQCB) including implementation of Best 
Management Practices (BMPs) and subject to a Storm Water Pollution Prevention Plan (SWPPP).  In 
addition, a stormwater drainage plan will be required to ensure that potential impacts to water quality is 
maintain to a less than significant level (see Condition Number 10). 
 
Landscaping involving more than 500 square feet (sf) is subject to State requirements for a Water 
Efficient Landscape Plan.  Condition Number 11 is recommended to ensure that appropriate 
documentation is submitted and found to be acceptable prior the construction phase of the project.  No 
additional mitigation is required. 
 
Transportation/Traffic:  Improvements involving street, sidewalk, curb and gutters were designed after 
extensive consultation with the County Department of Transportation (DOT).  These would include 
sidewalks along the south side of Brush Street (northern project boundary) and the east side Orr Street 
(western project boundary)(see Schematic Plans prepared by Basis Architecture and Consulting, dated 
April 11, 2016).  Typical street improvements have been provided by Rau and Associates (see “Details- 
Roadworks” plan dated February 2016) and would include half width improvements along Brush Street, 
Orr Street and Orchard Avenue with bike lanes and bioswales proposed for Brush Street and Orchard 
Avenue (additional details are illustrated on a “Preliminary Layout” plan provided by Rau and Associates, 
also dated February 2016).   
 
Comments were received from DOT recommending right-of-way dedication as well as other standards 
(e.g. encroachment permits, trenching standards, etc.).  Staff will recommend Conditions Number 15 and 
16 to ensure the improvements are completed per the proposed design and to the satisfaction of DOT. 
 
Utilities and Service Systems:  A "Will Serve" agreement has been obtained by the applicant for water 
services with the City of Ukiah to support the project.  Specifically, a May 13, 2004 “Out-of-City Water 
Service Agreement” for the project site providing water “not to exceed” 154 service connections.  In 
addition, a letter dated March 3, 2016, from the Ukiah Valley Sanitation District (UVSD) states that the 
proposed development “is eligible to be served by UVSD, provided there is sufficient capacity at the 
Waste Water Treatment Plant (WWTP) at the time of development.”  
 

RECOMMENDATION 
 
By resolution, adopt a Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program 
and grant Use Permit U_2016-0003 for the Project, as proposed by the applicant, based on the facts and 
findings and subject to the conditions of approval. 
 
 

 
 DATE JOHN SPEKA 
  PLANNER III 
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JS/at 
Appeal Period: 10 Days 
Appeal Fee: $910.00 
 
 
ATTACHMENTS: 
 
A. Location Map 
B. Services within Half Mile Radius 
C. Aerial Map 
D. Site Plan 
E. Details-Roadworks 
F. Proposed Layout 
G. Structural Elevations 
H. Typical One and Two Bedroom Floor Design 
I. Adjacent Owner Map 
J. Zoning Map 
K. General Plan Map 
L. Fire Hazards Map 
M. Flood Zone 
N. Dam Inundation 
O. Stormwater 
P. Water District 
Q. Sanitation District 
R. Parking Survey 

 
 
MITIGATED NEGATIVE DECLARATION- Initial Study available online at: 
http://www.co.mendocino.ca.us/planning/meetings.htm  
 
RESOLUTION AND CONDITIONS OF APPROVAL (Exhibit A): 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.co.mendocino.ca.us/planning/meetings.htm
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  ATTACHMENT I 
 

 



  ATTACHMENT J 
 

  



  ATTACHMENT K 
 

 



  ATTACHMENT L 
 

  



  ATTACHMENT M 
 

 



  ATTACHMENT N 
 

  



  ATTACHMENT O 
 

 



  ATTACHMENT P 
 

 



  ATTACHMENT Q 
 

 



  ATTACHMENT R 
 

 



 
Project title: Orr Creek Commons Affordable Senior Housing 

Project 
 

Lead agency name and address: County of Mendocino 
Department of Planning and Building Services 
501 Low Gap Road, Room 1440 
Ukiah, CA 95482 
 

Contact person and phone:     John Speka, 707-234-6650 
 

Project sponsor’s name 
     and address: 

Mike Pallesen 
Rural Communities Housing Development Corporation 
499 Leslie Street, Ukiah, CA 95482 
 

Project Location (APN): 509 Brush Street, Ukiah, CA 95482-3426 
APNs 002-101-26 and 002-101-27 
 

General Plan Designation: Suburban Residential 
 

Zoning District: R3 Multi-Family Residential 
  
Present Use and Development 
Surrounding Uses/Zoning Access: 

Commercial Storage and Residential adjoin the 
property to the north while there is a church and 
residential to the west.  The east is undeveloped land 
between the project site and Highway 101.  Orr Creek 
adjoins the property to the south.  The unfenced site is 
undeveloped land.   

  
Project Description  
 
The site for the proposed Orr Creek Commons development is the western most five and one-
third acres of an approximately eight acre empty field currently owned by Rural Communities 
Housing Development Corporation.  The site is in Mendocino County bordering on the Ukiah 
City limits.  The property is bounded on the east by approximately 350 feet of Orchard Avenue, 
on the north by approximately 1,000 feet of Brush Street, on the west by approximately 350 feet 
of Orr Street and on the south by approximately 1,000 feet of Orr Creek, which defines the limits 
between the City and County. 
 
RCHDC proposes to build 80 senior housing units, 79 of which will be affordable.  72 will be one 
bedroom with eight two bedroom units, one being for a manager.  The basic color scheme and 
design of the project would consist of early American earth tones with white railings and picket 
fences. While most residential buildings will be single story, sixteen of the units will be on a 
second floor.  In addition to the residential units, there will be a 2,000 square foot community 
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building that will include management office space, disability equipped bathrooms, kitchen and a 
meeting/recreation room.  Another smaller community building will include laundry facilities for 
tenants.   
 
There will be parking for up to sixty automobiles distributed around the site.  Parking areas will 
be partially constructed of permeable concrete.  A shared fleet of five electric cars will be 
available for use by tenants. Six of the parking spaces will include electric charging stations, five 
of which will be for the project's car share fleet and one to the general public.  A twenty-two seat 
electric bus and charging stations will be purchased for ownership and operation by Mendocino 
Transit Authority. There will indented curb space along Brush Street for a bus stop with 
dimensions provided by Rau and Associates.  A covered area and a raised platform to enable 
disability loading will be included for those waiting for the bus.  Disability path of travel on-site 
will be standard concrete to promote ease of passage for wheel chairs and walkers. 
 
An Americans with Disabilities Act (ADA) compliant Class I Multi-Use bicycle/walking trail will be 
constructed within the 50-foot setback from Orr Creek.  Construction of the trail will not involve 
impacts to riparian habitat.  The trail will be eight feet wide with two foot gravel shoulders.  The 
trail will run parallel to Orr Creek between Orr Street and North Orchard Avenue.  Constructed 
with a non-toxic, environmentally friendly material, the trail surface will slope away from the 
creek with precipitation runoff directed into the bio-swales (rain gardens) located between the 
trail and the development.  Absorption bio-swales will separate building areas from Orr Creek 
and bounding streets to minimize site water runoff.  Decorative fences will delineate the trail 
area from the residential area to the north and the creek to the south.  Except for the trail, 
development will be limited to areas more than 50 feet from the top of the north creek bank. 
 
Bounding streets will be improved including curbs, gutters and sidewalks.  There will be no on-
street parking on Orchard Avenue, Brush Street with limited parking on Orr Street.   
 
200kW of solar electric panels will be installed primarily on building roofs to provide needed 
onsite power for tenants, common property and vehicle charging stations.  Site lighting will be 
dark to the sky.  Trail lighting will be low to the ground to avoid lighting the creek riparian area.  
There will be safety posts along the trail where anyone feeling threatened or in danger can send 
for help and/or sound an alarm.  A camera security system will monitor the site and adjacent 
areas. 
 
As required by the funding source, forty bicycles will be provided for shared tenant use.  A range 
of bicycle types will be included.  Enclosed secure on-site storage will be provided for the 
bicycles. 
 
The area is currently served by two nearby bus stops along Clara Street.  The Ukiah General 
Hospital and other medical and pharmaceutical services are less than one-half mile away as is 
a full service shopping center. 
 
To meet fire safety regulations internal driveways will 26 feet wide at entrances to the site, 
narrowing to 20 feet wide for the balance.  No parking will be allowed on internal driveways 
except for indented areas specifically designated.  The internal driveway will be constructed to 
support 70,000 pound vehicles.  There will be six fire hydrants; two at the eastern corners, one 
at the north side of the Orr Street entrance, one at the end of driveway/parking area parallel to 
Brush Street, one in the middle of the southern stretch near the central parking area, and one at 
the main entrance just northeast of the lodge.  There will be lighted maps at each entrance to 
guide emergency responders 
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Project Location 
 
The Orr Creek Commons project site is located just outside of the Ukiah City limits adjacent to 
an area commonly referred to as the "Brush Street Triangle." The site is located at 509 Brush 
Street, a 5.0-acre portion of APN 002-101-26, and a small portion of APN 002-101-27 (Bike 
Trail).  The Orr Creek Commons project lies adjacent to the southwest quadrant of the Brush 
Street Triangle and is bounded by Orr Street, Brush Street, Orr Creek, and further to the east, 
Orchard Avenue.   
 
Environmental Setting   
 
The property is an undeveloped lot that contains a sparse riparian corridor along the southern 
boundary of the site.  Ruderal grasses and forbs make up the vegetation on the site. 
 
Surrounding Land Uses:  The existing developments within the vicinity of the Orr Creek 
Commons project include three mini-storage facilities, a church, rural residences and 
undeveloped land.   
 
Slope/Topography:  The topography consists of relatively flat terrain.  The 5.0-acre project site 
has an elevation of 601± feet above mean sea level.    
 
Fauna:  Wildlife species that commonly occur in the non-native ruderal grassland and riparian 
habitats that make up the project site include wide-ranging animals, such as raptors (red-tailed 
hawk), and turkey vultures.  Animals with a shorter range include quail, song birds (during their 
non-migratory season); and small mammals such as raccoons, skunks, California ground 
squirrel, Botta's pocket gopher, and grassland-associated passerines.  Reptiles commonly 
found this habitat include fence lizards, skinks, whiptails, alligator lizards, garter snakes, 
rattlesnakes, gopher snakes and king snakes.  Orr Creek supports a limited number on 
amphibians including the bullfrog.  The seasonal creek is dry or only has disconnected pools of 
water for the majority of the year.  Orr Creek empties into the Russian River.   
 
Flora:  The project site primarily consists of non-native annual grasses and forbs.  The species 
composition of the grassland is a mixture of native and non-native grasses that vary in intensity.  
In general, the annual grassland is characterized by a mix of annual grasses and weedy forbs, 
including medusa-head, soft chess, hare barley, slender wild oat, ripgut brome, yellow-star 
thistle, red-stem filaree, several species of brodiaea, dove weed, and blue wild rye.  Orr Creek 
supports a sparse riparian corridor that consists of willow, blue-oak and pine trees as well as 
blackberry and wild grape.   
 
Existing Structures:  There are no existing structures within the 5.0-acre portion of APN-002-
101-26. 
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POTENTIALLY SIGNIFICANT EFFECTS CHECKLIST 
 
The environmental factors checked below would be potentially affected by this project as 
indicated by the checklist on the following pages.  With mitigation, all of these environmental 
factors have been reduced to Less-than-Significant. 
 
 Aesthetics  Agricultural Resources X Air Quality 

 
X Biological Resources X Cultural Resources X Geology/Soils 

 
 Greenhouse Gas                       Hazardous Materials X Hydrology/Water Quality 

 
 Land Use/Planning  Mineral Resources X Noise 

 
 Population/Housing  Public Services  Recreation 

 
 Transportation/Traffic  Utilities/Service Systems   

 
X Mandatory Findings of Significance                   
 
 
 

X 
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DETERMINATION 
 
On the basis of this initial evaluation: 
 
 I find that the proposed project COULD NOT have a significant effect on the environment, 

and a NEGATIVE DECLARATION will be prepared.  
 
X I find that although the proposed project could have a significant effect on the environment, 

there will not be a significant effect in this case because revisions in the project have been 
made or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will 
be prepared. 

 
 
 
 
 I find that the proposed project MAY have a significant effect on the environment, and an 

ENVIRONMENTAL IMPACT REPORT is required.  
 
 I find that the proposed project MAY have a “potentially significant impact” or “potentially 

significant unless mitigated” impact on the environment, but at least one effect 1) has been 
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) 
has been addressed by mitigation measures based on the earlier analysis as described on 
attached sheets.  An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze 
only the effects that remain to be addressed. 

 
 
 
 
 
 
 I find that although the proposed project could have a significant effect on the environment, 

because all potentially significant effects (a) have been analyzed adequately in an earlier 
EIR or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been 
avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including 
revisions or mitigation measures that are imposed upon the proposed project, nothing 
further is required.  

 
 
 
 
 
   
   
   

 

  

Signature of preparer, Marcus H. Bole 
Principal, Marcus H. Bole & Associates 

 Date 
 

 
   
   
John Speka 
Mendocino County Planning Department 
 
 

 Date 
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PURPOSE OF THIS INITIAL STUDY 
 
This Initial Study has been prepared consistent with California Environmental Quality Act 
(CEQA) Guidelines Section 15063, to determine if the Orr Creek Commons project as 
proposed, may have a significant effect upon the environment. Based upon the findings 
contained within this report, the Initial Study will be used in support of the preparation of a 
Mitigated Negative Declaration. 
 
EVALUATION OF ENVIRONMENTAL IMPACTS 
 
1) A brief explanation is required for all answers except “No Impact” answers that are 

adequately supported by the information sources a lead agency cites in the parentheses 
following each question.  A “No Impact” answer is adequately supported if the referenced 
information sources show that the impact simply does not apply to projects like the one 
involved (e.g., the project falls outside a fault rupture zone).  A “No Impact” answer should 
be explained where it is based on project-specific factors as well as general standards (e.g., 
the project will not expose sensitive receptors to pollutants, based on project-specific 
screening analysis). 

2) All answers must take account the whole action involved, including offsite as well as onsite, 
cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the 
checklist answers must indicate whether the impact is potentially Significant, Less-than-
Significant with mitigation, or Less-than-Significant.  "Potentially Significant Impact" is 
appropriate if there is substantial evidence that an effect may be significant. If there are one 
or more "Potentially Significant Impact" entries when the determination is made, an EIR is 
required. 

4) "Negative Declaration: Less-than-Significant with mitigation incorporated" applies where the 
Incorporated of mitigation measures has reduced an effect from "Potentially Significant 
Impact" to a "Less-than-Significant Impact." The lead agency must describe the mitigation 
measures, and briefly explain how they reduce the effect to a Less-than-Significant level 
(mitigation measures from "Earlier Analyses," as described in (5) below, may be 
cross-referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.  
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

a) Earlier Analysis Used.  Identify and state where they are available for review. 

b) Impacts Adequately Addressed.  Identify which effects from the above checklist 
were within the scope of and adequately analyzed in an earlier document 
pursuant to applicable legal standards, and state whether such effects were 
addressed by mitigation measures based on the earlier analysis. 

c) Mitigation Measures.  For effects that are "Less-than-Significant with Mitigation 
Measures Incorporated," describe the mitigation measures which were 
incorporated or refined from the earlier document and the extent to which they 
address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a 
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previously prepared or outside document should, where appropriate, include a reference to 
the page or pages where the statement is substantiated. 

7) Supporting Information Sources:  A source list should be attached, and other sources used 
or individuals contacted should be cited in the discussion. 

8) The explanation of each issue should identify: 

a) The significance criteria or threshold, if any, used to evaluate each question; and 

b) The mitigation measure identified, if any, to reduce the impact to Less-than-
Significant. 
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509 Brush Street 

N 

Site Location Map:  Orr Creek Commons Project, 509 Brush Street, Ukiah CA 95482-3426.  A 5.0 acre portion of 
APN 002-101-26, Mendocino County.  Project Site located within Township 15 North, R. 12 West, Ukiah USGS 

Quadrangle.  Center of Site approximately 39.158918° N, -123.202817° W. 
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1.  AESTHETICS   
Would the project: 
 
a) Have a substantial adverse effect on a scenic vista?         X     

 
b) Substantially damage scenic resources, including, but 
not limited to, trees, rock outcroppings, and historic 
buildings within a state scenic highway? 

       X     
 

 
c) Substantially degrade the existing visual character or 
quality of the site and its surroundings? 

       X     
 

 
d) Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the 
area? 

       X     
 

 
Setting:   
 
The Draft 2007 Ukiah Valley Area Plan, Revised Draft Program Environmental Impact Report 
identifies the Brush Street Triangle as mainly undeveloped with the exception of self-storage 
warehouses along the west-central part of the area.  The remainder of the area is mainly fallow 
ground.  Development of this area will replace views of open space with new urban 
development.  The Draft EIR recommended several design and landscaping guidelines that 
enhance the appearance of properties being considered for development, including the Orr 
Creek Commons project.  The Orr Creek Commons project has incorporated the City of Ukiah's 
Landscaping and Streetscape Design Guideline, including compact building design, walking and 
bike trail design, and design features to minimize excessive artificial lighting.  These design 
features will minimize the project's visual impacts as viewed from the Highway 101 corridor.  
Visual impacts associated with this project will be Less-than-Significant.    
 
Impact Discussion: 
 
a & b) Less-than-Significant Impact.  The site is visible from Highway 101, Brush Street, Orr 
Street, and several private residences to the south, north and west of the site.  Currently, the 
site is a fallow field.  The project will include construction of low profile buildings, as well as 
parking, a community building, and landscaping. Highway 101 is not a State scenic highway; 
however, it is a locally designated scenic corridor in the Draft 2007 Ukiah Valley Area Plan, 
Revised Draft Program EIR. There will be no impact to the riparian corridor associated with Orr 
Creek. The architecturally-sensitive buildings and complementary landscaping are in 
conformance with the policies and mitigation measures set forth in the EIR, and as such, will 
have no significant effect on the visual quality of the City. 
 
c)   Less-than-Significant Impact.  The proposed project would add new architecturally-
sensitive buildings and complementary landscaping.  The basic color scheme and design of the 
project would consist of early American earth tones with white railings and picket fences.  
Overall, the project design is consistent with surrounding development and enhances the visual 
character of the site. 
 
d)   Less-than-Significant Impact.  Installation of lighting will result in an increase in nighttime 
lighting.  In accordance with County/City standards, the lighting fixtures will be shielded or 
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recessed to reduce light bleed to adjoining properties, and each light fixture will be directed 
downward and away from adjoining properties and right-of-way, so that no on-site light fixture 
directly illuminates an area off the site.  With incorporation of standard conditions of approval, 
the proposed project will not create a source of substantial light or glare which would adversely 
affect day or nighttime views in the area (see Condition Number 1) (General Plan Policy RM-
134) 
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2. AGRICULTURAL RESOURCES 
In determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer to 
the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California Dept. of 
Conservation as an optional model to use in assessing 
impacts on agriculture and farmland. In determining whether 
impacts to forest resources, including timberland, are 
significant environmental effects, lead agencies may refer to 
information compiled by the California Department of Forestry 
and Fire Protection regarding the state’s inventory of forest 
land, including the Forest and Range Assessment project and 
the Forest Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board. 
 
Would this project: 

 

 
a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? 

       X     
 

 
b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract? 

          X  
 

 
c) Conflict with existing zoning for, or cause rezoning of, forest 
land (as defined in Public Resources Code section 12220(g)), 
timberland (as defined by Public Resources Code section 
4526), or timberland zoned Timberland Production (as defined 
by Government Code section 51104(g))? 

          X  
 

 
d) Result in the loss of forest land or conversion of forest land 
to non-forest land use? 

          X  
 

 
e) Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion of 
Farmland to non-agricultural use or conversion of forest land 
to non-forest use? 

          X  
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Setting:   
 
The project is located adjacent to the southwestern quadrant of the Brush Street Triangle and is 
zoned for multi-family residential development.  There is no land designated for agricultural use 
in the Brush Street Triangle.  There are no agricultural uses on the site or in the immediate area.  
The development of this project site will not adversely affect agricultural resources. 
 
Impact Discussion 
 
a ) Less-than-Significant Impact.  The site is currently a fallow field. The site is designated for 
Multi-Family Residential. Both the County and the City (in the General Plan) have designated 
the site for urban development given its proximity to the developed part of the City. The recent 
EIR prepared for the Orr Creek Bridge/Orchard Avenue extension project assessed the impact 
of the entire Bush Street Triangle area being developed. Loss of the 95-acre area was 
determined to be a Less-than-Significant impact in that EIR (Leonard Charles and Associates, 
2002, p. 168). The California Department of Conservation Farmland Mapping and Monitoring 
Program designated the site as "Urban and Built-Up" (Dept. of Conservation, 2010 layer). 
Therefore, the project would not convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance to non-agricultural use.    
 
b)  No Impact. There is no land designated for agricultural in the Bush Street Triangle area. 
There are no Williamson Act contract lands in the area. 
 
c)  No Impact. There are no agricultural uses near the project site. Thus, the project will not 
affect any agricultural uses on the site or in the immediate area. Loss of agriculture in this 95-
acre area was determined to be a Less-than-Significant impact in The Orr Creek Bridge EIR 
(2005).  
 
d & e) No Impact. The project area is not located in an area containing forest land. No 
conversion of forests would occur as a result of the project. The riparian woodland adjacent to 
the project site to the south, along Orr Creek, will be protected by a fifty-foot set-back from the 
project.  There will be no impact to the riparian corridor.  Nothing related to the project will lead 
to the conversion of any type of farmland to non-agriculture use or conversion of forest land to 
non-forest use.  
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3. AIR QUALITY 
 
Where available, the significance criteria established by 
the applicable air quality management or air pollution 
control district may be relied upon to make the following 
determinations.  Would the project: 

    

 
a) Conflict with, or obstruct implementation of, the 
applicable air quality plan? 

       X     
 

 
b) Violate any air quality standard or contribute 
substantially to an existing, or projected, air quality 
violation? 

       X     
 

 
c) Result in a cumulatively considerable net increase of        X     
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any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient 
air quality standard (including releasing emissions which 
exceed quantitative threshold for ozone precursors)? 

 

 
d) Expose sensitive receptors to substantial pollutant 
concentrations? 

       X     
 

 
e) Create objectionable odors affecting a substantial 
number of people? 

          X  
 

 
Setting:   
 
For regulatory purposes, Mendocino County is located with the North Coast Air Basin, which 
includes Del Norte, Humboldt, Trinity, Mendocino, and northern Sonoma Counties.  Air Quality 
in Mendocino County is regulated by the Mendocino County Air Quality Management District 
(MCAQMD).   
 
Air quality is determined primarily by the type and quantity of contaminants emitted into the 
atmosphere, the size and topography of the air quality district, and its meteorological conditions.  
State and federal criteria pollutant emission standards have been established for six pollutants:  
carbon monoxide (CO), ozone (O₃), particulate matter (PM10 [particulate matter 10 microns in 
diameter of less] and PM2.5 [particulate matter 2.5 microns in diameter of less], nitrogen dioxide 
(NO₂), sulfur dioxide (SO₂) and lead (Pb).  Mendocino County has been designated a non-
attainment area for PM10 by the ARB.   
 
The MCAQMD is responsible for ensuring that state and federal emission standards are not 
violated.  The MCAQMD develops and enforces air quality regulations for non-vehicular 
sources, issues permits, participates in air quality planning, and operates a regional air-quality 
monitoring network.   
 
The project has incorporated self-mitigating air quality measures in all construction and building 
design specifications.  The measures include grading that complies with MCAQMD Regulation I 
Rule 430 regarding fugitive dust, no fireplaces or woodburning stoves will be allowed, providing 
an energy efficient electric bus to the Mendocino Transit Authority along with a bus turnout 
along the project's frontage with Brush Street, 40 bicycles and secure storage for the use of 
building occupants, five electric vehicles for the use of building occupants, six recharging 
stations, the incorporation of a linear park with bike trail into the site design, and the full 
compliance with the guidelines and mitigations measures outlined in the Air Quality Section of 
the Draft 2007 Ukiah Valley Area Plan.  These measures will insure that impacts to Air Quality 
associated with the construction and use of the onsite buildings will be Less-than-Significant. 
 
Impact Discussion: 
 
a)  Less-than-Significant Impact. Construction of the project will generate dust and other small 
particles. Future use of the project will generate new vehicle trips which will emit pollutants into 
the air. Dust generated by project construction and small particulates (PM10) emitted during the 
use phase would contribute to the existing non-compliance with the State PM 10 standard. The 
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project as designed will not conflict with, or obstruct implementation of, the MCAQMD's plans or 
directives. 
 
b)  Less-than-Significant Impact. Construction activities associated with the project will result 
in temporary increases in airborne particles in the form of dust and heavy equipment exhaust.  
Although there will be a temporary increase in airborne particulates and emissions, no long-term 
impacts to air quality are anticipated once the construction is completed.  Both temporary and 
long-term impacts are expected to be Less-than-Significant with mitigation incorporated and will 
not significantly contribute to any air quality violations in the County.  The new housing 
development would not be expected to trigger an air quality violation. Standard regulations of 
the County Air Quality District will apply to this impact and would maintain the impact to a Less-
than-Significant level. (See Condition Number 2) (CCR section 93105 and 93106) 
 
c)  Less-than-Significant Impact.  Project-generated emissions will combine with the 
emissions from other planned development in the area.  Compliance with standard regulations 
of the County Air Quality District will maintain the project’s increment to this cumulative impact 
to the maximum level currently feasible.  As stated previously, the project is a good example of 
the type of future development that allows for the population to increase while minimizing the 
need to use automobiles. Constructing multi-family housing near commercial development 
enhances the use of alternate modes of travel and reduces both the number of trips by auto and 
the distance traveled. Again, standard Air Quality regulations will maintain the project's 
increment to this cumulative impact to the maximum level currently feasible.  Traffic generated 
by the proposed project is not expected to add measurably to carbon monoxide concentrations 
which are currently below ambient air quality standards. 
 
d)  Less-than-Significant Impact. Due to the nature of the project, its operation following 
construction is not expected to cause any localized emissions that could expose sensitive 
receptors to unhealthy air pollutant levels. Construction activity would generate dust and 
equipment exhausts on a temporary basis. Nearby source of air pollutant emissions are not 
anticipated to adversely affect new residents, which are considered sensitive receptors.  
Construction activity is anticipated to involve some grading and minor trenching, building 
construction and painting. Grading activities would require the most diesel-powered equipment 
and the building phase may require a diesel-powered forklift to operate a few hours per day. 
There may be intermittent use of other diesel-powered equipment during construction.  During 
construction activities, dust would be generated, primarily from grading activities. The amount of 
dust generated would be highly variable and is dependent on the size of the area disturbed at 
any given time, amount of activity, soil conditions and meteorological conditions. Typical winds 
during late spring through summer are from the north. Nearby land use, especially those 
residences located immediately to the south could be adversely affected by dust generated 
during construction activity.   MCAQMD's air quality guidelines consider these impacts to be 
Less-than-Significant if best management practices are employed to reduce these emissions. 
 
e)  No Impact  Residential uses of the site would not generate any substantial odors. However, 
construction equipment associated with site grading would generate diesel exhaust emissions 
which could affect a small number of people on a temporary basis. Construction activities would 
not result in frequent episodes of objectionable odors. This temporary impact would be Less-
than-Significant. 
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4. BIOLOGICAL RESOURCES 
Would the project: 

    

 
a) Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified 
as a candidate, sensitive, or special status species in 
local or regional plans, policies or regulations, or by the 
California Department of Fish and Game or U.S. Fish 
and Wildlife Service? 

    X        
 

 
b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community identified in 
local or regional plans, policies, regulations, or by the 
California Department of Fish and Game or U.S. Fish 
and Wildlife Service? 

    X        
 

 
c) Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of the 
Clean Water Act (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 

       X     
 

 
d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, 
or impede the use of a native wildlife nursery site? 

       X     
 

 
e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

          X  
 

 
f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation 
Plan, or other approved local, regional, or state habitat 
conservation plan? 

          X  
 

 
Setting:  The project area consists of 5.0-acres of relatively flat undeveloped, non-native 
grassland.  The project area is bounded on the south by Orr Creek and a sparse amount of 
riparian woodlands.  A comprehensive Wildlife Biological Evaluation was conducted by Marcus 
H. Bole & Associates, a United States Fish & Wildlife and California Department of Fish & 
Wildlife approved biological consulting firm. The evaluation concluded that the project as 
designed will not impact federal or state listed wildlife species.  A botanical evaluation of the 
project site was conducted by Jane Valerius Environmental Consulting, an environmental 
company with over thirty years of experience evaluating potential impacts to federal and state 
listed plant species. 
 
The Ukiah area has a Mediterranean climate characterized by hot, dry summers and mild, rainy 
winters.  Annual precipitation generally ranges from 9 to 52 inches.  Average annual 
precipitation is 28 inches.  Annual precipitation occurs almost exclusively as rainfall, and mostly 
from October through May.  Mean monthly minimum air temperatures are typically in the high 
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30s and low 40s F during November through March, while mean maximum air temperatures are 
around 90º F during July and August.  Recorded extremes are 14º F and 109º F, respectively.  
 
a)   Less-than-Significant with mitigation incorporated (BR-1). Other than trees, shrubs, and 
herbaceous groundcover near Orr Creek, the site contains weedy grasses and forbs. It is a 
fallow agricultural field except for the narrow band of riparian woodland along the streambank of 
Orr Creek.  A plant survey was conducted for the site, and no special status species of plants 
were found on the site.  No special status species of wildlife are reported for the site.  Portions 
of Orr Creek support Central California Coastal Steelhead (Oncorhynchus mykiss) throughout 
the year. The creek is historic habitat for Central California Coast Coho Salmon (Oncorhynchus 
kisutch) which do inhabit the Russian River as do California Coastal Chinook Salmon 
(Oncorhynchus tshawytscha).  All three of these salmonid species are listed as Threatened 
under the Federal Endangered Species Act.  The project proposes to maintain a 50-foot setback 
from Orr Creek.  On this basis it would not have any direct impacts on Orr Creek and these 
listed species.  However, the project could have adverse impacts on water quality by introducing 
eroded sediments or residues from motor vehicles and landscaping chemicals into storm drains 
that empty into Orr Creek.  The project design includes bio-swales that intercept sheet flows 
from the project site and filter stormwater and other run-off prior to flows entering Orr Creek. 
Onsite drainage systems flow into municipal drains. Mitigation Measure BR-1 (below) will 
reduce impacts to Orr Creek to Less-than-Significant.   
 
b) Less-than-Significant with mitigation incorporated (BR-2).  The project site is adjacent to 
Orr Creek which supports a sparse amount of riparian woodland habitat, a sensitive natural 
community as identified in local or regional plans, policies, or regulations or by the California 
Department of Fish and Wildlife (CDFW) or U.S. Fish and Wildlife Service (USFWS). Orr Creek 
will be protected by a 50-foot set-back.  An Americans with Disabilities Act (ADA) compliant 
Class I Multi-Use bicycle/walking trail will be constructed within the 50-foot setback from Orr 
Creek.  Construction of the trail will not involve impacts to riparian habitat.  The trail will be eight 
feet wide with two foot gravel shoulders.  The trail will run parallel to Orr Creek between Orr 
Street and North Orchard Avenue.  Constructed with a non-toxic, environmentally friendly 
material, the trail surface will slope away from the creek with precipitation runoff directed into the 
bio-swales (rain gardens) located between the trail and the development.  Design features 
incorporated into the trail will eliminate potential impacts to Orr Creek while providing additional 
recreation opportunities within the linear park bordering the creek.  Mitigation Measure BR-2 
(below) will reduce impacts to the riparian corridor to Less-than-Significant.   
 
c) Less-than-Significant Impact.  A delineation of waters of the U.S. was conducted during 
March of 2016 by Marcus H. Bole & Associates. The only potential jurisdictional waters of the 
U.S. were delineated within the immediate bed and banks of Orr Creek.  No impact to waters of 
the U.S. is anticipated due to Orr Creek being avoided with a 50-foot set-back.    
  
d)   Less-than-Significant Impact. The Biological Evaluation Report by Bole & Associates 
concluded that the project will not interfere with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of a native wildlife nursery site. 
 
e)  No Impact. There are no significant conflicts with any local policies or ordinances protecting 
biological resources.  No trees, riparian woodlands or other protected habitats will be impacted 
by the project as designed. 
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f)    No Impact.  There are no significant conflicts with the provisions of an adopted Habitat 
Conservation Plan, Natural Communities Conservation Plan, or other approved local, regional, 
or state habitat conservation plans because none exist.    
 
Mitigation Measure BR-1 (Condition Number 4). The following measures shall be 
implemented to avoid or minimize the potential for adverse effects on waters of the United 
States (Orr Creek). 
 

• Erosion control measures shall be implemented during construction of the project.  
Such provisions include the preparation of a Storm Water Pollution Prevention Plan 
(SWPPP), which describes and illustrates placement of best management practices 
(BMPs) within the project area. 

Erosion control measures to be included in the SWPPP or otherwise required to be 
implemented include the following: 

 To the maximum extent practicable, activities that increase the erosion potential in 
the project area shall be restricted to the relatively dry summer and early fall period to 
minimize the potential for rainfall events to transport sediment to surface water 
features.  If these activities must take place during the late fall, winter, or spring, then 
temporary erosion and sediment control structures shall be in place and operational 
at the end of each construction day and maintained until permanent erosion control 
structures are in place. 

 Within 10 days of completion of construction in those areas where subsequent 
ground disturbance will not occur for 10 calendar days or more, weed-free mulch shall 
be applied to disturbed areas to reduce the potential for short-term erosion.  Prior to a 
rain event or when there is a greater than 50 percent possibility of rain within the next 
24 hours, as forecasted by the National Weather Service, weed-free mulch shall be 
applied to all exposed areas at the completion of the day’s activities.  Soils shall not 
be left exposed during the rainy season. 

 Suitable BMPs, such as silt fences, straw wattles, or catch basins, shall be placed 
below all construction activities at the edge of surface water features to intercept 
sediment before it reaches the waterway.  These structures shall be installed prior to 
any clearing or grading activities. 

 If spoil sites are used, they shall be located such that they do not drain directly into a 
surface water feature (to the maximum extent practicable).  If a spoil site drains into a 
surface water feature, catch basins shall be constructed to intercept sediment before 
it reaches the feature.  Spoil sites shall be graded and vegetated to reduce the 
potential for erosion. 

 Sediment control measures shall be in place prior to the onset of the rainy season 
and shall be monitored and maintained in good working condition until disturbed 
areas have been re-vegetated. 

Construction specifications shall include the following measures to reduce potential 
impacts on vegetation and aquatic habitat resources in the Project Area associated with 
accidental spills of pollutants (e.g., fuel, oil, grease): 

 A site-specific spill prevention plan shall be implemented for potentially hazardous 
materials.  The plan shall include the proper handling and storage of all potentially 
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hazardous materials, as well as the proper procedures for cleaning up and reporting 
any spills.  If necessary, containment berms shall be constructed to prevent spilled 
materials from reaching surface water features. 

 Equipment and hazardous materials shall be stored a minimum of 50 feet away from 
surface water features. 

Raw cement/concrete or washings thereof, asphalt, paint or other coating material, oil 
or other petroleum products, or any other substances which could be hazardous to 
aquatic life, resulting from Project-related activities, shall be prevented from 
contaminating the soil and/or entering the wetlands and other waters of the U.S. Any 
of these materials placed within or where they may enter these areas shall be 
removed immediately. 

Mitigation Measure BR-2 (Condition Number 5). The following measures shall be 
implemented to avoid or minimize the potential for adverse effects on the riparian woodland 
associated with Orr Creek. 
 

• The part of the 50-foot setback that is a fallow field shall be converted to a linear park 
with a pervious surface hiking/bike trail and replanted with a grass/forb mix of plants 
native to the area.  The seed mix will be approved by the County Department of 
Planning and Building Services. 

 
• The final landscaping plan shall include planting of only native trees and shrubs in 

the 50-foot setback.  The trees shall be native to the area, including oaks, buckeye, 
California bay, willow, California rose, etc.  Non-native trees and shrubs will be 
removed as requested by the California Department of Fish & Wildlife.   

 
• All lighting shall be shielded so that the riparian corridor does not receive excessive 

light spill or direct glare from project lights.   
 
• Three signs shall be installed along the length of the riparian woodland edge that 

explain that the area contains sensitive wildlife habitat and people should control 
their dogs and avoid entering the stream channel.   

 
Impact Significance After Mitigation:  These mitigation measures would reduce potential 
project impacts on the riparian area.  While there would likely still be some impact from people 
and their pets encroaching into the riparian woodland and stream, the mitigations reduce the 
frequency of such intrusions.  The impact is considered to be reduced to a Less-than-Significant 
level by requiring implementation of these mitigation measures. 
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5. CULTURAL RESOURCES 
Would the Project: 

    

 
a) Cause a substantial adverse change in the 
significance of a historical resource as defined in 
§15064.5? 

       X     
 

 
b) Cause a substantial adverse change in the        X     
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significance of an archaeological resource pursuant to 
§15064.5? 

 

 
c) Directly or indirectly destroy a unique paleontological 
resource or site, or unique geologic feature? 

       X     
 

 
d) Disturb any human remains, including those interred 
outside of formal cemeteries? 

       X     
 

 
Setting: 
 
A Cultural Resource Reconnaissance of the project site was accomplished by Archaeological 
Services, Inc.  The archaeological investigation consisted of two steps.  Initially, the 
ethnographic literature, archaeological base maps, site records, and prior survey reports on file 
at the Historical Resources Information System Northwest Information Center, housed at 
Sonoma State University, were reviewed to determine whether recorded archaeological or 
ethnographic sites were situated within the project area.  As a result of the records search, 03-
1077, it was determined that no archaeological or ethnographic sites had been recorded within 
the boundaries of the project. 
 
The Native American Community has been contacted to determine the possibility of any sacred 
sites being located within the project area.  The Native American Heritage Commission 
responded and stated that their files failed to indicate the presence of Native American cultural 
resources in the immediate project area. 
 
The second part of the investigation consisted of a complete on-foot survey of the project area. 
Ground visibility was generally good throughout the survey, although some areas were 
obscured due to grass and vegetative cover.  No cultural resources were discovered as a result 
of the survey.   
 
Impact Discussion: 
 
a & b) Less-than-Significant Impact. A cultural resources field survey was conducted for the 
site by Archaeological Services, Inc.  This study indicated a lack of cultural resources on the 
site.  Representatives of local Native American groups were contacted to determine whether 
they had any concerns about the project site.  None responded that they did.  The County's 
Archaeological Commission reviewed the cultural resources report and determined that no 
additional study was needed.  As the report states, there is always the possibility that cultural 
resources may be uncovered during site grading and construction. Condition Number 7 would 
hold this impact to a Less-than-Significant level. (County Code Chapter 22.12) 
 
c)  Less-than-Significant Impact.  The geologic report prepared for the project did not identify 
any unique geologic feature on the site.  There is no record of unique paleontological resources 
being found in the area.   
 
d) Less-than-Significant Impact.  While there is no reason to suspect the presence of human 
remains on the project site, it is possible that currently unknown remains may occur.  Condition 
Number 7 holds this potential impact to a Less-than-Significant level. 
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6. GEOLOGY AND SOILS 
Would the Project: 

    

 
a) Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death 
involving: 

 

 
i) Rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priolo Earthquake Fault Zone 
Map issued by the State Geologist for the area, or based 
on other substantial evidence of a known fault?  Refer to 
Division of Mines and Geology Special Publication 42. 

          X  
 

 
ii) Strong seismic ground shaking?        X     
 
iii) Seismic-related ground failure, including liquefaction?        X     

 
 
iv) Landslides?             
 
b) Result in substantial soil erosion or the loss of topsoil?        X     
 
c) Be located on a geological unit or soil that is unstable, 
or that would become unstable as a result of the project, 
and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

       X     
 

 
d) Be located on expansive soil, as defined in Table 18-
1-B of the Uniform Building Code (1994), creating 
substantial risks to life or property? 

       X     
 

 
e) Have soils incapable of adequately supporting the use 
of septic tanks or alternative wastewater disposal 
systems where sewers are not available for the disposal 
of wastewater? 

          X  
 

 
Setting: 
 
The project area consists of 5.0-acres of relatively flat undeveloped, non-native grassland.  A 
small portion of the eastern end of the project site is located in Zone A (100 year flood plain).  
Prior to development, this area will be raised in accordance with Mendocino County Planning 
Department regulations and guidelines.  Prior the issuance of building permits, a geotechnical 
report will be prepared to address site soil conditions.  Erosion control procedures will be 
approved by Mendocino County as part of the site development plan.  With standard building 
code conditions applied, the impact to site geological and soil characteristics will be Less-than-
Significant. 
 
Impact Discussion: 
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a) i)  No Impact.  The site is not within an Alquist-Priolo Earthquake Fault Zone (EFZ) which 
would require detailed evaluation to determine the presence of active fault breaks.  Previous 
geologic mapping by Pampeyan et al (1981) indicates several fault breaks in the Ukiah Valley 
considered to be the result of recent (Holocene) movements associated with the Maacama-
Brush fault zone.  The current EFZ map is based upon a 1981 evaluation (FER-111) performed 
by the California Division of Mines and Geology.  The evaluation included a review of several 
previous geologic reports, including the mapping by Pampeyan et al, (1981).  According to the 
EFZ map, the nearest active fault is the Maacama-Brush fault zone located 1/2 to 2 miles 
northeast of the site.  The historically active San Andreas Fault is about 28 miles to the 
southwest. 
 
 ii) Less-than-Significant Impact.  The project site is in a seismically-active region, where in 
cases such as Northern California, there is always some possibility for future faulting at any site. 
However, historical occurrences of surface faulting have generally closely followed the trace of 
active faults (i.e., faults experiencing surface rupture in the past 11,000 years). The geologic 
maps reviewed did not indicate the presence of active faults projecting through the property, nor 
is the site within an Alquist-Priolo Earthquake Fault Zone as defined by the State of California. 
Therefore, the risk of fault-related ground surface rupture at the project site can be considered 
low.  
 
Strong seismic shaking can induce a number of phenomena including liquefaction, densification 
and severe ground motions. Liquefaction is the phenomenon in which loose, saturated granular 
soils experience a sudden loss of shear strength when subjected to seismic shaking. 
Densification occurs when a loose soil, saturated or dry, experiences reduction in void ratio 
during shaking. Both phenomena can result in unacceptable total and/or differential settlements 
at the ground surface. Whether these phenomena would actually occur, and to what extent, 
depends on complicated factors, including the duration and intensity of ground shaking, and 
underlying soil and groundwater conditions. The shaking intensity at the site will depend on the 
distance to the earthquake epicenter, depth and magnitude of the tremor, and the response 
characteristics of the materials beneath the site. Because of the proximity to the nearby fault 
zones and potential for strong ground shaking, County building codes will require the project to 
be designed and constructed in accordance with current standards for earthquake-resistant 
construction (see Condition Number 8). Therefore, this impact is Less-than-Significant. (CBC 
Section 1803.2) 
 
iii)  Less-than-Significant Impact.  Condition Number 8 will address any constraints due to 
seismic action, including liquefaction.  Constructing the project to meet final design standards 
established by Condition Number 8 will hold this impact to a Less-than-Significant level.   
 
iv)  No Impact. The project site is a basically flat field except for the Orr Creek stream channel, 
and no work will be done near this channel.  There is no risk of landsliding on that part of the 
site that would be developed.   
 
b) Less-than-Significant Impact. The project includes measures to prevent soil erosion and 
sedimentation during and subsequent to construction. The County will require an erosion and 
sediment control plan to be prepared and approved for the project prior to construction (see 
Condition Number 8). Therefore, the potential for substantial soil erosion or loss of topsoil for 
the project is Less-than-Significant.   

c) Less-than-Significant Impact. Site soils may be subject to such constraints as subsidence, 
liquefaction, expansion, etc.  However, the site is an essentially flat field amidst urban 
development.  There is no evidence that the site contains any unusual geologic or soil 
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constraints.  Condition Number 8 will address any constraints due to seismic action, including 
liquefaction.  As stated above, there is no risk from landsliding.  Constructing the project to meet 
the final design standards established by Condition Number 8 will hold this impact to a Less-
than-Significant level 
 
d)  Less-than-Significant Impact. Standard Building Code requirements will address possibly 
expansive soils on the site.  Constructing the project to meet the final design standards 
established by Condition Number 8 will hold this impact to a Less-than-Significant level. 
 
e)  No Impact. The project does not require construction of on-site waste disposal systems. 
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7. GREENHOUSE GAS EMISSIONS 
Would the Project: 

    

 
a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 

       X     
 

 
b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

          X  
 

 
Setting:   
 
The project has been designed to implement the measures outlined in the Greenhouse Gas 
Assessment for the Ukiah Valley Area Plan (February 2009).  These project designs include the 
extensive use of solar power, the use of electric vehicles for onsite use, the development of a 
linear park with a pervious surface bicycle trail, providing 40 bicycles for resident's use, 
purchase of an electric bus to be donated to the local Transit Authority, and the protection of 
native trees within the riparian corridor associated with Orr Creek.  The Project is consistent with 
the Air Quality & Climate Change policies within the Public Health & Safety Section of the 2030 
General Plan therefore, the Project does not conflict with any applicable plan, policy or 
regulation. With the planned use of energy efficient utilities and other procedures, the project's 
impact on Greenhouse gas will be Less-than-Significant. 
 
Impact Discussion:  
 
a)  Less-than-Significant Impact.  Global Warming is a public health and environmental 
concern around the world.  The predominant opinion within the scientific community is that 
global warming is currently occurring, and that it is being caused and/or accelerated by human 
activities, primarily the generation of "greenhouse gases" (GHG). 
 
In 2006, the California State Legislature adopted AB32, the California Global Warming Solutions 
Act of 2006, which aims to reduce greenhouse gas emissions in California.  Greenhouse gases, 
as defined under AB32, include carbon dioxide, methane, nitrous oxide, hydro-fluorocarbons, 
perfluorocarbons, and sulfur hexafluoride.  AB32 required the California Air Resources Board 
(ARB), the State agency charged with regulating statewide air quality, to adopt rules and 
regulations that would achieve greenhouse gas emissions equivalent to statewide levels in 1990 
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by 2020.  However, to date, no threshold has been established for what would constitute a 
cumulatively increase in greenhouse gases for individual development projects.  
 
The project has been designed to implement the measures outlined in the Greenhouse Gas 
Assessment for the Ukiah Valley Area Plan (February 2009), by the Department of Planning and 
Building to result in emission reductions to include: 
 
Systemic Design to Avoid Emissions – This project will result in growth and infill occurring in an 
efficient manner (land use/circulation) and would reduce potential GHG emissions at a regional 
and/or jurisdictional level.   
 
Project Design to Avoid Emissions – Laying out the project so that it relates to and with the 
surrounding development; avoiding GHG potential due to poor site access and internal 
configuration.  
 
Project Elements that Reduce Emissions – Requiring the use of energy efficient building 
techniques that reduce the energy demands.  
 
Concurrent Onsite Actions to Offset Emissions – Generating electricity via photovoltaic solar 
panels to offset project electricity demands (and emissions) by providing a 200 kW of solar 
generated electricity that is expected to provide most or all energy needed at the site.  
 
Concurrent Offsite Actions to Offset Emissions – Purchasing or partnering with others to 
mitigate project emissions elsewhere.  
 
This project will provide an electric bus to the Mendocino Transit Authority to enhance public 
transit to tenants of the development. A fleet of five electric cars will be provided to the tenants 
to minimize private car ownership.  A minimum of six recharging stations will be available to 
recharge these cars and one will be available to the general public for re-charging. A fleet of 40 
bicycles will be provided to encourage tenants to minimize driving.  Compliance with the 
Greenhouse Gas Assessment for the Ukiah Valley Area Plan will result in project impacts being 
Less-than-Significant.   
 
b)  No Impact.  Mendocino County is currently updating its Uniform Development Code, which 
will include a Climate Action Plan that will address Greenhouse Gas Emissions; however, there 
is no plan in place at this time. The Project is consistent with the Air Quality & Climate Change 
policies within the Public Health & Safety Section of the 2030 General Plan therefore, the 
Project does not conflict with any applicable plan, policy or regulation.   
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8.  HAZARDS/HAZARDOUS MATERIALS 
Would the Project: 

    

 
a) Create a significant hazard to the public or the 
environment through the routine transport, use or 
disposal of hazardous materials? 

    X        
 

 
b) Create a significant hazard to the public or the     X        
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environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 

 

 
c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
one-quarter mile of an existing or proposed school? 

    X        
 

 
d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or the 
environment? 

          X  
 

 
e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two 
miles of a public airport or public use airport, would the 
project result in a safety hazard for people residing or 
working in the project area? 

          X  
 

 
f) For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for people 
residing or working in the project area? 

          X  
 

 
g) Impair implementation of, or physically interfere with, 
an adopted emergency response plan or emergency 
evacuation plan? 

       X     
 

 
h) Expose people or structures to a significant risk of 
loss, injury or death involving wildland fires, including 
where wildlands are adjacent to urbanized areas or 
where residences are intermixed with wildlands? 
 
 

       X     
 

Setting:   
 
The project area consists of 5.0-acres of relatively flat undeveloped land, and as such, has 
never been subject to the use of hazardous materials, wastes, asbestos or lead-based paint. 
Two independent Phase I Environmental Site Assessments (Papineau 2004, Bole 2016) found 
no evidence of contamination on or near the property.  The storage, use and disposal of small 
quantities of fuels, oils and paints used during construction will be monitored in accordance with 
best-management-practices (BMPs), state/federal regulations, and a hazardous materials 
management plan (see Mitigation Measure HHM-1).  With mitigation measures in place, the 
project's impact on the use of hazardous materials will be Less-than-Significant.    
 
Impact Discussion:  
 
a & c) Less-than-Significant with mitigation incorporated (HHM-1). The Project would not 
directly generate or involve the routine transfer or disposal of hazardous materials. Hazardous 
materials are substances which can harm people or the environment.  These materials can 
impair human health if contacted, ingested, or inhaled.  Contacts which expose people and 
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wildlife to harm occur when such substances are encountered in soil, groundwater, surface 
water, or air or when operations associated with specific land uses are deemed hazardous 
processes.  Such processes are classified as hazardous because of materials they use or 
because of the potential for fires or explosions to occur at the facilities.  The project proposes 
construction and operation of residential uses.  Residential uses would not involve the routine 
transport, use, or disposal of the types or amounts of materials considered hazardous.  
Residential uses commonly use household cleaners, pesticides, solvents, and petrochemicals.  
However, use of these types of substances would not occur in significant (that is, regulatory) 
amounts or frequencies to constitute a potential hazard to the public or environment. 
 
Additionally, construction activities will involve small quantities of commonly used materials such 
as fuels and oils to operate construction equipment. Because of their limited quantity, these 
materials would present a minor hazard, and only if spillage occurs.  Standard spill prevention 
and control measures will be maintained by the contractor. Use of these materials would cease 
once Project construction is completed.  Any potentially contaminated areas, if encountered 
during Project construction, will be evaluated by a qualified hazardous material specialist in the 
context of applicable local, state, and federal regulations governing hazardous waste.     
 
A site-specific prevention plan shall be implemented for potentially hazardous materials. The 
plan shall include the proper handling and storage of all potentially hazardous materials, as well 
as the proper procedures for cleaning up and reporting any spills. If necessary, containment 
berms shall be constructed to prevent spilled materials from reaching surface water features. 
Equipment and hazardous materials shall be stored a minimum of 50 feet away from surface 
water features. 
 
Vehicles and equipment used during construction shall receive proper and timely maintenance 
to reduce the potential for mechanical breakdowns leading to a spill of materials. Maintenance 
and fueling shall be conducted in an area at least 50 feet away from Orr Creek or within an 
adequate fueling containment area. 
 
b) Less-than-Significant with mitigation incorporated (HHM-1).  As noted in a) above, 
hazardous materials would be used and removed by construction equipment during 
construction. Spills of these materials could potentially occur, and Mitigation Measure HHM-1 
would ensure that impacts from spills would be limited and not a significant risk to the 
environment. Hazardous materials which could cause significant environmental impacts would 
not be present on or transported to and from the site in sufficient quantities to represent a 
hazard to the public or environment.  Proposed residential uses would not be expected to 
release such materials in significant (that is, regulatory) amounts, either accidentally or in an 
emergency.  Moreover, the site is surrounded by existing residential neighborhoods, public 
storage facilities, and open space.  Neither of these land uses poses a significant hazard from 
release of such materials into the environment 
 
d) No Impact. The Project Area is not located on or near a site that is included on a list of 
hazardous materials sites compiled pursuant to Government Code Section 65962.5. According 
to the Department of Toxic Substances Control, the Project is not located on or near a Federal 
Superfund Site, a State Response Site, a Voluntary Cleanup Site, or a School Clean-up Site.  
 
The applicant has had a Phase I Environmental Site Assessment (Papineau, R.E.A 791, March 
17, 2004) prepared to determine the potential for site contamination by past land uses (on file 
with the County Department of Planning and Building Services). This study found that the site 
could be safely developed as proposed.  A more detailed Phase II investigation of soil or ground 
water is not required.  Based on this report, it is concluded that the site does not contain 
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materials that would be hazardous to human health.  The report did note that the site was used 
as an orchard from 1952-1975.  Since the site has not been an orchard for over 40 years, the 
possibility that persistent pesticides may be present in the near-surface soils on the site is 
considered nil.  An updated Phase I Environmental Site Assessment was completed by Bole & 
Associates (Bole, R.E.A. 06228, R.E.P.A. 647913, April, 2016) to further determine the 
presence of site contamination that may have occurred since the 2004 time period.  The study 
found that the site could be safely developed as proposed and that no further investigations 
were required.   
 
e)  No Impact.  The Project will not result in a safety hazard for people residing or working in 
the Project Area of an airport land use plan, or within two miles of a public airport or public use 
airport or a private airstrip. The site is over two miles north of the Ukiah Municipal Airport, and it 
is not within the Mendocino County Airport Comprehensive Land Use Plan.   
 
f)   No Impact The project is not within the vicinity of a private airstrip.  Thus, there is no impact 
per this criterion. 
 
g) Less-than-Significant Impact. The Mendocino County Multi-Hazard Mitigation Plan, 
January 2008, was developed to provide activities and procedures to reduce the risk of loss of 
life and property damage resulting from natural and man-made hazards including emergency 
response, evacuation plan, safety and seismic safety policies.  The Ukiah Valley Fire Chief has 
determined that fire trucks would be able to safely enter and exit the site, therefore, the project 
as designed would not impair implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan.  The Project does not propose any 
development that would have to evacuate and would not interfere with an emergency 
evacuation of the area.   
 
h) Less-than-Significant Impact.  The site is in a ‘local responsibility area’, within the Ukiah 
Valley Fire District.  Fire protection will be supplied by the Ukiah Valley Fire Department.   Other 
than the narrow band of riparian woodland along Orr Creek, the site is surrounded by existing 
development or open fields.  The risk of wildfire within the riparian woodlands is slight.  In 
addition, there will be a 50-foot setback between project structures and the creek.  All heavy 
equipment used during the construction of the Project will be mandated to possess fire 
extinguishers and all construction personal training to use the fire extinguishers. The impact is 
considered Less-than-Significant. 
 
HHM -1 (Condition Number 9)  Construction specifications shall include the following 
measures to reduce potential impacts in the Project Area associated with accidental spills of 
pollutants (e.g., fuel, oil, grease): 
 

 A site-specific prevention plan shall be implemented for potentially hazardous 
materials. The plan shall include the proper handling and storage of all potentially 
hazardous materials, as well as the proper procedures for cleaning up and reporting 
any spills. If necessary, containment berms shall be constructed to prevent spilled 
materials from reaching surface water features. 

 Equipment and hazardous materials shall be stored a minimum of 50 feet away from 
Orr Creek. 

 Vehicles and equipment used during construction shall receive proper and timely 
maintenance to reduce the potential for mechanical breakdowns leading to a spill of 
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materials. Maintenance and fueling shall be conducted in an area at least 50 feet 
away from Orr Creek and within an adequate fueling containment area. 
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No 
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9.  HYDROLOGY AND WATER QUALITY 
Would the project: 

    

 
a) Violate any water quality standards or waste 
discharge requirements? 

       X     
 

 
b) Substantially deplete ground water supplies or 
interfere substantially with groundwater recharge such 
that there would be a net deficit in aquifer volume or a 
lowering of the local groundwater table level (e.g., the 
production rate of pre-existing nearby wells would drop 
to a level which would not support existing land uses or 
planned uses for which permits have been granted)? 

       X     
 

 
c) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 
of a stream or river, in a manner which would result in 
substantial erosion or siltation on- or off-site? 

       X     
 

 
d) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 
of a stream or river, or substantially increase the rate or 
amount of surface runoff in a manner which would result 
in flooding on- or off-site? 

       X     
 

 
e) Create or contribute runoff water which would exceed 
the capacity of existing or planned stormwater drainage 
systems or provide substantial additional sources of 
polluted runoff? 

       X     
 

 
f) Otherwise substantially degrade water quality?           X  
 
g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation 
map? 

       X     
 

 
h) Place within a 100-year flood hazard area structures 
which would impede or redirect flood flows? 

       X     
 

 
i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam? 

       X     
 

 
j) Inundation by seiche, tsunami, or mudflow?        X     
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Setting:   
 
The handling of stormwater and construction erosion issues have been addressed in site 
design.  Once reviewed and approved, the Stormwater Pollution Prevention Plan (SWPPP) will 
further address the use of BMPs to reduce stormwater and construction erosion to Less-than-
Significant.  Although a small portion of the eastern edge of the project site is within the 100-
year floodplain, adherence to Mendocino County regulations will reduce the project's impact to 
site hydrology and water quality to Less-than-Significant (see Condition Number 10).  The 50-
foot set-back from Orr Creek and the use of bio-swales between the project and the creek have 
been incorporated into site design to ensure that there will be no impact to Orr Creek or its 
riparian corridor.   
 
a) Less-than-Significant Impact. Ukiah is within the jurisdiction of the North Coast RWQCB. 
The RWQCB adopted water quality objectives in its Stormwater Management Plan (SMP). This 
SMP is designed to ensure that stormwater achieves compliance with receiving water 
limitations. Thus, stormwater generated by a development that complies with the SMP does not 
exceed the limitations of receiving waters, and thus does not exceed water quality standards. 
Municipalities are required to obtain permits for the water pollution generated by stormwater in 
their jurisdiction. Furthermore, the proposed use is not a point source generator of water 
pollutants with the exception of those related to landscaping, and thus, no quantifiable water 
quality standards apply to the project. As an urban development, the proposed project would 
add typical, urban, nonpoint-source pollutants to storm water runoff. These pollutants are 
permitted upon implementation of the appropriate best management practices 
(BMPs)/mitigation measures, and provided the levels do not exceed any receiving water 
limitations. BMPs will be incorporated into the project to the maximum extent practicable. 
Therefore, it is anticipated that the proposed project would not violate any water quality 
standards or waste discharge requirements, and would have no related significant impacts with 
mitigation. Condition Number 10 shall be incorporated into the project’s construction activities 
and stormwater runoff design to offset the potential for siltation (erosion) and other potential 
water quality impacts.  Therefore, impacts related to water quality standards or waste discharge 
requirements are Less-than-Significant. (County Code Chapter 16.30) 
   
b) Less-than-Significant Impact. The project will be connected and served by the City’s water 
system and landscaping will be irrigated with domestic water or reclaimed water.  Furthermore, 
implementation of the project would not deplete groundwater supplies or interfere with 
groundwater recharge resulting in groundwater loss. A Water Efficient Landscape Plan is 
required for projects including more than 500 square feet of landscaped area.  The project has 
been designed with a substantial number of vegetative swales that will intercept sheet flows 
from the impermeable surfaces and facilitate groundwater recharge as well as protect Orr Creek 
from receiving stormwater from the property.  Documentation demonstrating water efficiency will 
be required as a standard condition (see Condition 11). Therefore, impacts related to depletion 
of groundwater supplies or interference with groundwater recharge are Less-than-Significant. 
(CCR Title 23, Division 2, Chapter 2.7) 
 
c, d & e) Less-than-Significant Impact. A Drainage Report dated March 1, 2013 analyzes the 
site hydrology associated with the proposed development. The purpose of this report is to 
investigate the storm water runoff hydrologic flows for the pre-construction and post-
construction conditions of the project. The proposed improvements will provide stormwater 
outflow structure that will attenuate and release storm water runoff equivalent to or below the 
existing conditions for the 2-year, and 24-hour storm events. With a reduction in peak discharge 
and onsite storm water treatment, storm water quality will be improved from this site and not 
increase total maximum daily load levels from their current conditions. Per state requirements, 
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the post-construction runoff flows must be less than the pre-construction flows. Therefore, it is 
anticipated that the proposed project would not result in erosion, flooding or exceed water 
quality standards, and would have no related significant impacts with adherence to Condition 
Number 10.  
 
f) No Impact. There are no other factors in this proposal that would otherwise substantially 
degrade water quality.  
 
g-h) Less-than-Significant Impact.  A small portion of the eastern half of the site is within the 
100-year floodplain of the Russian River.  The applicant's civil engineer has calculated that 0.5 
feet to 1.5 feet of fill will need to be placed on the eastern one-third of the site (Rau and 
Associates, 2003).  This would require importing approximately 2500 cubic yards of soil.  With 
placement of this fill, the top of the finish floor would be above the base flood elevation as 
required by the Floodplain Combining District. All requirements of the Floodplain Combining 
District which implements FEMA requirements must be met through the Floodplain 
Development Permit process (see Condition Number 10).  This small amount of fill that would 
be added to the eastern third of the site would not impede or redirect flood flows in the area. 
 
i-j) ) Less-than-Significant Impact. The Project will not expose people or structures to a 
significant risk of loss, injury or death involving flooding, including flooding as a result of the 
failure of a levee or dam. The Project will have no impact on or be affected by inundation from 
seiche, tsunami, or mudflow as the Project Area and its surrounding area is relatively flat and 
not located adjacent to or near any water bodies of sufficient size to create such situations. The 
site is within the inundation area of Coyote Dam.  If that dam were to fail, people living on the 
site could be injured or killed.  However, the likelihood of this dam failing is considered slight 
given the required maintenance and monitoring conducted by the U.S. Army Corps of Engineers 
who maintain the dam.  While the risk cannot be eliminated, the risk is considered to be Less-
than-Significant. 
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10. LAND USE AND PLANNING 
Would the project: 

    

 
a) Physically divide an established community?           X  
 
b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific 
plan, local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or mitigating an 
environmental effect? 

          X  
 

 
c) Conflict with any applicable habitat conservation plan 
or natural community conservation plan? 
 
 

          X  
 

Setting:   
 
The Project has been designed to incorporate recommendations and directives outlined in the 
Mendocino County General Plan, the Ukiah Valley Area Plan, the City of Ukiah's General Plan, 
LAFCO requirements, and the Road Improvement and Land Use Agreement.  As such, the 
project will have No Impact on Land Use and Planning procedures or plans.  Although the 
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County does not have an adopted habitat conservation plan or natural community conservation 
plan, the project has been designed to avoid impacts to sensitive plant and wildlife species and 
their habitats.   
 
Impact Discussion: 
 
a) No Impact.  The Project site lies adjacent to the southwestern portion of the Brush Street 
Triangle, a generally undeveloped area (except for a self-storage facility to the northwest and a 
church to the west).  It will not physically divide an established community. 

b) No Impact.  The project would be consistent with all applicable plans, policies and 
regulations that seek to avoid or mitigate an environmental effect, including those related to 
flood protection, tree preservation and water quality maintenance (see applicable discussions in 
the other sections of this Initial Study). The County Planning Commission and Board of 
Supervisors (and the City Planning Commission and Council at the time annexation is sought) 
are responsible for determining the project's consistency with the general plan and other 
pertinent regulations including the Road Improvement and Land Use Agreement and regulations 
concerning Design Review within the Brush Street Triangle.   
 
c) No impact.  The project site is not subject to any adopted habitat conservation plan or 
natural community conservation plan formulated by the California Department of Fish and 
Game, U.S. Fish and Wildlife Service, or other regulatory agency with jurisdiction on matters 
involving the project site or its resources.  
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11. MINERAL RESOURCES 
Would the project: 

    

 
a) Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state? 

          X  
 

 
b) Result in the loss of availability of a locally-important 
mineral resource recovery site delineated on a local 
general plan, specific plan or other land use plan? 
 

          X  
 

Setting:   
 
The Project site is a 5.0-acre of undeveloped grassland, and is not in an area of locally-
important mineral resources.   As such, there will be No Impact to mineral resources associated 
with this project.    
 
Impact Discussion: 
 
a & b) No Impact. There are no identified mineral resources within the project area and the 
State Geologist has not inventoried the County.  The project will not directly or indirectly affect 
any known mineral resources.  The project site is not designated in the County’s or the City's 
General Plan or other land use plan as a locally important mineral resource recovery site.  The 
Project is expected to have no impact on mineral resources.   
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12. NOISE 
 
Would the project result in: 

    

 
a) Exposure of persons to, or generation of, noise levels 
in excess of standards established in the local general 
plan or noise ordinances, or applicable standards of 
other agencies? 

    X        
 

 
b) Exposure of persons to, or generation of, excessive 
groundborne vibration or groundborne noise levels? 

    X        
 

 
c) A substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing without 
the project? 

       X     
 

 
d) A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above levels 
existing without the project? 

    X        
 

 
e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two 
miles of a public airport or public use airport, would the 
project expose people residing or working in the project 
area to excessive noise levels? 

          X  
 

 
f) For a project within the vicinity of a private airstrip, 
would the project expose people residing or working in 
the project area to excessive noise levels? 
 

          X  
 

Setting:   
 
Noise-sensitive land uses near the Project site consist of single-family residences to the south 
(across Orr Creek), and a church adjacent to the property to the west.  Construction noise will 
be limited to daylight hours during the work week and are far enough away from residences that 
construction noise impacts (see Mitigation Measure NOISE-1) will be Less-than-Significant.  
Individuals in affordable senior housing projects generally to do not generate loud noises or 
disturbances.  Adherence to Mitigation Measure NOISE-1 will reduce impacts associated with 
this project to Less-than-Significant.   
 
Impact Discussion: 
 
a & b) Less-than-Significant Impact with Mitigation Incorporation (N-1). No permanent 
exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels is anticipated. During the construction phase, the proposed project will cause a temporary 
increase in noise levels. Standard conditions of approval require that construction activities 
occur between 7 am and 7 pm on weekdays, which are normal waking hours, and that 
construction vehicles are properly muffled. Therefore, noise generated during this time is not 
anticipated to be significant. Construction noise may result in short-term groundborne vibrations 
and noise levels; however, temporary noise and ground vibration may occur during construction, 
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which will be mitigated to a Less-than-Significant level with incorporation of Mitigation Measure 
NOISE-1, as discussed in d.  
 
c) Less-than-Significant impact. This proposed residential development is expected to result 
in the typical noises associated with such uses, including voices of residents, vehicular noise 
and air conditioners. Though the auditory content of these new sounds may change from those 
currently heard in the neighborhood, the typical sound levels produced by the new uses are 
expected to result in average daytime, evening and nighttime sound levels within 3 to 5 dBA of 
those currently experienced adjacent to the project site. Use of provided electric cars and 
bicycles will reduce noise during these times. Noise levels in these areas will also continue to 
comply with General Plan noise standards. Therefore, the noise associated with the proposed 
residences will result in a Less-than-Significant impact.  
 
d) Less-than-Significant Impact with mitigation incorporation (N-1). Construction of the 
project is expected to be completed in a single phase; however, construction activities are 
expected to generate noise levels that would exceed ambient noise levels at land uses in the 
vicinity of the project site. Project construction is expected to involve site improvements, such as 
the grading and paving of access roadways, establishment of utilities, cut and fill operations, 
foundation work, building framing and landscaping. The hauling of excavated material and 
construction materials would also generate truck trips on local roadways. Noise impacts from 
construction activities depend on the various pieces of construction equipment, the timing and 
length of noise generating activities and the distance between the noise generating construction 
activities for individual projects, which are typically carried out in stages. During each stage of 
construction, there would be a different mix of equipment operating. Construction noise levels 
would vary by stage and vary within stages based on the amount of equipment in operation and 
location where the equipment is operating.  
 
The highest noise levels would be generated during road building and foundation work. Large 
pieces of earth-moving equipment, such as graders, excavators, and bulldozers, generate 
maximum noise levels of 85 to 90 dBA at a distance of 50 feet. Residences and the neighboring 
commercial offices adjacent to the project site may be exposed to intermittent maximum noise 
levels of between 80 to 90 dBA and average noise levels of 70 to 80 dBA during busy 
construction periods when construction activities occur at the portion of the project site nearest 
these homes and commercial offices. These noise levels drop off at a rate of about 6 dBA per 
doubling of distance between the noise source and receptor.  
 
Construction Equipment 50-foot Noise Emission Limits  
 
 Equipment Category Lmax Level (dBA)1,2  Impact/Continuous  
 
 Auger Drill Rig   85    Continuous  
 Backhoe    80    Continuous  
 Bar Bender    80    Continuous  
 Chain Saw    85    Continuous  
 Compressor3    70    Continuous  
 Compressor (other)   80    Continuous  
 Concrete Mixer   85    Continuous  
 Concrete Pump   82    Continuous  
 Concrete Saw   90    Continuous  
 Concrete Vibrator   80    Continuous  
 Crane     85    Continuous  
 Dozer     85    Continuous  
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 Excavator    85    Continuous  
 Front End Loader   80    Continuous  
 Generator 82       Continuous  
 Generator (25 KVA or less)  70    Continuous  
 Gradall    85    Continuous  
 Grader    85    Continuous  
 Grinder Saw    85    Continuous  
 Horizontal Boring Hydro Jack 80    Continuous  
 Insitu Soil Sampling Rig  84    Continuous  
 Jackhammer    85    Impact  
 Paver     85    Continuous  
 Pneumatic Tools   85    Continuous  
 Pumps    77    Continuous  
 Rock Drill    85    Continuous  
 Scraper   85    Continuous  
 Slurry Trenching Machine  82    Continuous  
 Soil Mix Drill Rig   80    Continuous  
 Street Sweeper   80   Continuous  
 Tractor    84    Continuous  
 Truck (dump, delivery) 84    Continuous  
 Vacuum Excavator Truck  85    Continuous  
 Vibratory Compactor   80    Continuous  
 Vibratory Pile Driver  95    Continuous  
 Engines larger than 5 HP  85    Continuous  
 
Notes:  
 
1. Measured at 50 feet from the construction equipment, with a “slow” (1 sec.) time constant.  
2. Noise limits apply to total noise emitted from equipment and associated components 
operating at full power while engaged in its intended operation.  
3. Portable air compressor rated at 75 cfm or greater and that operates at greater than 50 psi.  
 
e &f) No Impact. The Project Area is not located within an airport zone. The project site is not 
located within the County Airport Comprehensive Airport Plan for the Ukiah Municipal Airport.  
The Project Area is not located within the vicinity of a private airstrip. 
 
Mitigation Measure N-1 (Condition Number 13): Construction Noise  
 
The applicant shall develop a construction noise mitigation plan subject to the County’s review 
and approval. The following conditions shall be incorporated into the mitigation plan to reduce 
construction noise impacts:  
 
1. Muffle and maintain all equipment used on site. All internal combustion engine-driven 
equipment shall be fitted with mufflers, which are in good condition. Good mufflers shall result in 
non-impact tools generating a maximum noise level of 80 dB when measured at a distance of 
50 feet.  
 
2. Utilize “quiet” models of air compressors and other stationary noise sources where 
technology exists.  
 
3. Locate stationary noise-generating equipment as far as possible from sensitive receptors 
when sensitive receptors adjoin or are near a construction project area.  
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4. Prohibit unnecessary idling of internal combustion engines.  
 
5. Prohibit audible construction workers’ radios on adjoining properties.  
 
6. Pursuant to the Municipal Code, restrict noise-generating activities at the construction  
site or in areas adjacent to the construction site to the hours between 7:00 a.m. and 7:00  
p.m., Monday through Saturday, and not at all on Sundays and holidays.  
 
7. Allowable construction hours shall be posted clearly on a sign at the construction site.  
 
8. Designate a "noise disturbance coordinator" who is responsible for responding to any  
local complaints about construction noise. The disturbance coordinator shall determine  
the cause of the noise complaint (e.g., starting too early, bad muffler) and require that  
reasonable measures warranted to correct the problem be implemented. Conspicuously  
post a telephone number for the disturbance coordinator at the construction site.  
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13. POPULATION AND HOUSING 
 
Would the project: 

    

 
a) Induce substantial population growth in an area, either 
directly (for example, by proposing new homes and 
business) or indirectly (for example, through extension of 
roads or other infrastructure)? 

       X     
 

 
b) Displace substantial numbers of people or existing 
housing, necessitating the construction of replacement 
housing elsewhere? 

       X     
 

 
Setting:   
 
The Project will create 79 affordable senior housing units within an area that has a critical 
shortage of this type of housing.  Affordable senior housing will be a very positive addition to the 
housing needs of the City of Ukiah.  As such, the negative impact to population and house will 
be Less-than-Significant. 
 
a Less-than-Significant Impact. The proposed project would provide 80 senior housing units, 
79 of which will be affordable.  The proposed project would increase housing and could increase 
the residential population by up to 120 people.  The 2011 Ukiah Valley Area Plan (UVAP) 
accommodates such new growth in the Brush Street Triangle, and this project lies immediately 
adjacent to this area.  The project is consistent with the 2011 UVAP.  Furthermore, the project 
would help meet the demand for additional affordable housing, consistent with the UVAP 
Housing Element goals. Therefore, the proposed project would not result in substantial 
population growth and would result in beneficial socioeconomic impacts.  
 
b. Less-than-Significant Impact. The site is undeveloped and currently provides no housing 
units.  The project will provide 79 affordable rental units for seniors.  This would benefit local 
renters.  The impact is Less-than-Significant. 
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14. PUBLIC SERVICES     
 
a) Would the project result in substantial adverse 
physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new 
or physically altered governmental facilities, the 
construction of which could cause significant 
environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance 
objectives for any of the public services: 

 
 

 
i) Fire protection?        X     
 
ii) Police protection?        X     
 
iii) Schools?        X     
 
iv) Parks?        X     
 
v) Other public facilities?        X     

 
Setting:   
 
The Rural Communities Housing Development Corporation has reached out to agencies 
providing public services to the City of Ukiah and has obtained "Will Serve" agreements to 
support the senior citizens that will rent units in the Orr Creek Commons apartments.  Well 
planned amenities, including a linear park and bicycle trail, will serve the public recreation and 
safety needs.  The Project is a positive addition to the public service needs of the City of Ukiah 
and Mendocino County, and as such, will have a Less-than-Significant impact on those services 
already in place.   
 
Impact Discussion: 
 
a) Less-than-Significant Impact. The project site is located within the County of Mendocino. 
The site is currently served by the Ukiah Valley Fire Department and the Mendocino County 
Sheriff Department. No new facilities or public services will be required as a result of approval of 
this project. Prior to commencing construction, the project will be subject to the payment of 
building permit fees which pay for the time and services provided by the County to review and 
inspect the project.  
 
i)  Fire protection.  Less-than-Significant Impact 
 
The Ukiah Valley Fire District (UVFD) will provide fire protection and emergency medical 
response to the project site. Fire protection measures are required as part of the entire project 
development pursuant to the Fire Chief’s conditions of approval including the provision of 
sufficient, permanent water for fire protection. Condition Number 14 is recommended to ensure 
all requirements and recommendations of the UVFD will be met.  Fire services and police 
protection are already provided to this site and there will be no foreseeable impacts to 
emergency response times resulting from this project.   
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ii)  Police protection.  Less-than-Significant Impact   
 
The Mendocino County Sheriff's Department would provide police service to the project area.  
The Sheriff's Department will be contacted to obtain information regarding current staffing and 
response times and to determine the ability of the Department to serve the project and 
cumulative development.  A similar analysis will be done for the Ukiah Police Department, as 
they would be the police protection providers if and when the site is annexed to the City. 
 
iii)  Schools.  Less-than-Significant Impact 
 
The project site is located in the Ukiah Unified School District. School impact mitigation fees, 
which assist local school districts with capacity building measures, will be levied pursuant to 
building permit submittal. The project will provide housing for senior citizens who usually do not 
have school-aged children.  The project would not result in any increased demand on school 
district services. The proposed project will have Less-than-Significant Impact. 
 
iv)  Parks.  Less-than-Significant Impact   
 
The project will include a 1,000 ft. bicycle and hiking trail within a linear park that will be open to 
the public as well as the residents.  This will enhance the recreational facilities of the 
surrounding area. 
 
v)  Other public facilities.  Less-than-Significant Impact  
 
It is not expected that the project will create a demand for improvements to other public 
facilities. Other public facilities that are typically affected by development projects include the 
Mendocino County Library and County roads. The residents of this project may increase use of 
the library, but an onsite book sharing program will mitigate this possible effect.  The temporary 
traffic generated by construction activities would not generate any additional roadway 
maintenance. 
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Significant 

Impact 

Less Than 
Significant 
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Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No 
 Impact 

15.  RECREATION     
 
a) Would the project increase the use of existing 
neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of 
the facility would occur or be accelerated? 

       X     
 

 
b) Does the project include recreational facilities or 
require the construction or expansion of recreational 
facilities which might have an adverse physical effect on 
the environment? 
 

          X  
 

Setting:   
 
The Project has been planned with amenities, including a linear park and bicycle trail that will 
serve the public recreation needs in an area that has a real need for such services.  The site is 
currently undeveloped land that does not provide recreational opportunities.  The linear park 
and bicycle trail will not take recreational opportunities or usages away from other parks in the 
area, and as such, will have a Less-than-Significant impact on those facilities.   
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Impact Discussion: 
 
 a) Less-than-Significant Impact. There is substantial acreage and facilities at neighborhood 
and regional parks within close proximity to the project that provide recreational activities. The 
small increase in demand for recreational facilities and activities would not result in a significant 
adverse impact, and such use is not expected to be substantial. The project will have a 2,000 
square foot community building for residents’ recreation.  The fleet of 40 bicycles will also 
provide recreation along the bike path near Orr Creek.  
 
b) No Impact. The proposed project would construct a bicycle/walking path and recreational 
amenities for building residents that would not result in an adverse physical impact on the 
environment. 
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16.  TRANSPORTATION/TRAFFIC 
 
Would the project: 

    

 
a) Cause an increase in traffic which is substantial in 
relation to the existing traffic load and capacity of the 
street system (i.e., result in a substantial increase in 
either the number of vehicle trips, the volume to capacity 
ratio on roads, or congestion at intersections)? 

       X     
 

 
b) Exceed, either individually or cumulatively, a level of 
service standard established by the County’s General 
Plan or the congestion management agency for 
designated roads or highways? 

       X     
 

 
c) Result in a change in air traffic patterns, including 
either an increase in traffic levels or a change in location 
that result in substantial safety risks? 

          X  
 

 
d) Substantially increase hazards due to a design feature 
(e.g. sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)?  

          X  
 

 
e) Result in inadequate emergency access?        X     
 
f) Result in inadequate parking capacity?        X     
 
g) Conflict with adopted policies, plans, or programs 
supporting alternative transportation (e.g., bus turnouts, 
bicycle racks)? 
 

       X     
 

Setting:   
 
Not all senior citizens will want to drive on a frequent basis due to their retirement status.  Many 
of the residents will not even own a vehicle.  With this in mind, the project will provide five 
electric vehicles at cost, and 40 bicycles for the free use of the residents.  It is not expected that 
the project will result in a significant increase to the traffic on Brush Street, Orr Street or the 
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local intersections.  Additionally, the project will purchase and deliver an electric bus that will 
serve the residents with a recessed bus access from Brush Street. It is anticipated that the 
project as designed will have a Less-than-Significant impact on transportation requirements in 
or near the property.    
 
a & b) Less-than-Significant Impact. The proposed project would result in an increase in the 
number of vehicle trips on area roadways. At completion of the project the proposed uses would 
result in an increase estimated to be less than 500 daily vehicle trips.  The number of projected 
vehicle trips generated at build out of the proposed project is not anticipated to have a 
significant impact on the “Level of Service” (LOS).   
 
c) No Impact. Construction would be completed using ground-based vehicles. The project will 
include a few two-story buildings; however, these would not affect air traffic patterns or result in 
safety risks.  
 
d) No Impact. The project design does not include sharp curves or is near dangerous 
intersections.  There are no incompatible uses (e.g. farm equipment) that will be involved with 
the use of this property.  The site would be accessed via a driveway on Brush Street and a 
driveway on Orr Street, both will be readily visible from both directions.  
 
e) Less-than-Significant Impact. The Ukiah Valley Fire Chief reviewed the project on April 7, 
2016 and determined that fire trucks would be able to enter and exit the site as designed.   
 
f) Less-than-Significant Impact. The project calls for sixty parking spaces to be made 
available to building residents. Affordable Senior Housing projects recognize that not all 
occupants will be driving privately owned vehicles.  To accommodate seniors that do not drive 
their own vehicles, the project will make available five electric vehicles, 40 bicycles, and service 
provided by an electric bus that will be donated to the local Traffic Authority for occupant's use. 
The project will provide secure bicycle parking for all residents.   
 
g)  Less-than-Significant.  The project site plan identifies a network of existing and proposed 
pedestrian pathways throughout the project site connecting the project’s amenities and facilities, 
but does not indicate installation of sidewalks offsite to connect to neighboring uses. Given the 
proximity of this residential project to schools and the downtown core, it is reasonable to 
assume that many residents will want to walk, bicycle, and/or utilize transit. Sidewalks are 
proposed along the project frontage. A bus turnout has been planned for the project that will 
allow the electric bus to service disabled individuals as well as those not needing special 
assistance. 
 
17.  UTILITIES AND SERVICE SYSTEMS 
Would the project: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

 
 

Less 
Than 

Significant 
Impact 

 
 
 

No 
 Impact 

 

  
a) Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board? 

          X  
 

  
b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 
facilities, the construction of which could cause significant 
environmental effects? 

          X  
 

  
c) Require or result in the construction of new storm water        X     
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drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

 

  
d) Have sufficient water supplies available to serve the project 
from existing entitlements and resources, or, are new or 
expanded entitlements needed? 

          X  
 

  
e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it had 
adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments? 

          X  
 

  
f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs? 

          X  
 

  
g) Comply with federal, state, and local statutes and 
regulations related to solid waste? 

          X  
 

 
Setting:   
 
The Rural Communities Housing Development Corporation has reached out to utility and 
service agencies providing services to the City of Ukiah and has obtained "Will Serve" 
agreements to support the senior citizens that will rent units in the Orr Creek Commons 
Affordable Senior Housing Project.  Potable water will be provided through municipal mains, and 
sewage disposal with be through sewer lines of the Ukiah Valley Sanitation District.  All public 
service agencies, including those that provide gas and electric services, have indicated that 
there is more than enough capacity to support this small apartment complex.  As a result, there 
will be a Less-than-Significant impact on local Utilities and Services in the area.  
 
Impact Discussion: 
 
a) No Impact. The Ukiah Valley Sanitation District will provide wastewater treatment for project-
generated wastewater.  The project will not exceed wastewater treatment requirements as 
established by the Regional Water Quality Control Board. 
 
b) No Impact. The City's treatment plant has capacity adequate to handle the increased flows 
anticipated as a result of this project. It would not require water in amounts that would require 
the construction of additional facilities.  Potable water will be provided by the City of Ukiah.   
 
c. Less-than-Significant Impact.  The project as designed will tie into existing storm water 
drainage facilities, and incorporate bio-swales between the buildings and Orr Creek.  The use of 
bio-swales will result in no impact to Orr Creek and Less-than-Significant impacts to the existing 
stormwater drainage facilities.   
 
d. No Impact.  The City has provided a "Will Serve Letter" indicating that it will serve the project 
with potable water and that it has water supplies that are sufficient to serve the project as well 
as cumulative development. 
 
e. No Impact.  The Ukiah Valley Sanitation District has provided a "Will Serve Letter" indicating 
that it will serve the project with sewage disposal and that it has disposal capacity that is 
sufficient to serve the project as well as cumulative development. 
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f.  No Impact. The project would be served by the Ukiah Solid Waste Transfer Station on Taylor 
Road at the southeast end of the City.  This transfer station has adequate capacity to serve the 
project as well as cumulative development. 
 
g.  No Impact.  The project is expected to comply with statutes and regulations related to solid 
waste, similar to other residential developments in the area.  No known project elements would 
create unusual solid waste conditions. The construction of the Project will incur some solid 
waste disposal needs as part of the construction process.  However, the construction impacts 
will be temporary, occurring only during construction activities, and will not have a significant 
impact on the capacity of the applicable landfill.  All material for disposal resulting from the 
Project's construction activities will be disposed of in compliance with federal, state, and local 
statutes and regulations.   
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 Impact 

18.   MANDATORY FINDINGS OF 
             SIGNIFICANCE 

    

 
a) Does the project have the potential to degrade the 
quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten 
to eliminate a plant or animal community, substantially 
reduce the number or restrict the range of a rare or 
endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? 

    X        
 

 
b) Does the project have impacts that are individually 
limited, but cumulatively considerable? (“Cumulatively 
considerable” means that the incremental effects of a 
project are significant when viewed in connection with 
the effects of past projects, the effects of other current 
projects, and the effects of probable future projects)? 

    X        
 

 
c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, 
either directly or indirectly? 
 

    X        
 

Where impacts may be created in regard to items a, b and c, any such impacts are temporary 
and will be reduced to Less-than-Significant by the incorporation of mitigation measures 
recommended in this document.  Any possible incremental effects of the Project would not be 
cumulatively considerable when viewed in connection with any past, current and probable future 
projects identified in the vicinity of the Project.  
 
 a) Less-than-Significant with mitigation incorporated. As discussed in the Biological and 
Cultural Resources sections, construction associated with the Project could potentially have 
impacts on cultural resources, and to biological species as discussed in both sections. 
Proposed mitigation measures would lessen the impact this Project would have on both 
biological and cultural resources. Refer to Mitigation Measures BR-1 and BR-2..   
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b) Less-than-Significant Impact with mitigation incorporated. Construction of the Project, in 
combination with other proposed projects in the adjacent area, may contribute to air quality 
impacts that are cumulatively considerable. However, when compared with the thresholds in the 
Air Quality section, the Project would not have a cumulatively significant impact on air quality.  
With the identified Conditions 1 and 2 in place, cumulative impacts would be Less-than-
Significant.  No other cumulative impacts associated with this Project have been identified. 
 
c) Less-than-Significant Impact with mitigation incorporated.  Due to the nature and size of 
the Project, no substantial adverse effects on humans are expected. The Project would not emit 
substantial amounts of air pollutants, including hazardous materials. The Project would not 
expose residents to flooding. The one potential human health effects identified as a result of 
Project implementation were minor construction-related impacts, mainly dust that could affect 
the residences near the Project Area. These effects are temporary in nature and subject to the 
Air Quality Management District’s Standard Mitigation Measures that would reduce these 
emissions to a level that would not be considered a significant impact. Refer to Mitigation 
Measure HHM-1,.   
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Recommendations  
 
On the basis of the Initial Study, staff recommends the following: 
 
_____ Finds that the proposed Project WILL NOT have a significant effect on the environment  
  and, therefore, recommends that a Negative Declaration ("ND") be prepared. 
 
__X__ Finds that although the proposed Project could have a significant effect on the  
  environment there will not be a significant effect in this case because the mitigation  
  measures incorporated will successfully mitigate the potentially significant impacts. Staff  
  recommends the preparation of a Mitigated Negative Declaration. 
 
_____ Finds that the proposed Project MAY have a significant effect on the environment, and  
  recommends that an Environmental Impact Report ("EIR") be prepared. 
 
_____ Finds from existing documents (previous EIRs, etc.) that a subsequent document  
  (containing updated and site-specific information, etc.) pursuant to CEQA Sections  
  15162/15163/15164 should be prepared. 
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 Previous Document:   Draft 2007 Ukiah Valley Area Plan, Revised Draft Program 
 Environmental Impact Report, SCH# 2003072038, January, 2011. 
 
 
 
 
Signed:  ________________________________________________Date:____________ 
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Resolution Number _________ 
 

County of Mendocino 
Ukiah, California 
JUNE 2, 2016 

 
 U_2016-0003    RURAL COMMUNITES HOUSING DEVELOPMENT CORPORATION (RCHDC) 

 
RESOLUTION OF THE PLANNING COMMISSION, COUNTY OF 
MENDOCINO, STATE OF CALIFORNIA, ADOPTING A MITIGATED 
NEGATIVE DECLARATION AND GRANTING ORR CREEK COMMONS 
SENIOR HOUSING DEVELOPMENT A MAJOR USE PERMIT TO 
IMPLEMENT A PLANNED DEVELOPMENT. 

 
WHEREAS, the applicant, RURAL COMMUNITES HOUSING DEVELOPMENT CORPORATION 

(RCHDC), filed an application for a Major Use Permit with the Mendocino County Department of Planning 
and Building Services to implement a Planned Development to construct an 80 unit Senior Housing Project 
"Orr Creek Commons," consisting of 72 one bedroom and 8 two bedroom units, including one for a manager, 
bordering the Ukiah City limits, lying on the south side of Brush St (CR 217) at the eastern intersection of Orr 
St (CR 216), approximately 250 feet from the intersection of Orchard Ave (City Limits) to the west.  The 
property is bounded on the south by approximately 1,000 feet of Orr Creek, which defines the limits between 
the City and County., Brush St, Ukiah; APN 002-101-26; General Plan SR:; Zoning R3:PD:FP ; Supervisorial 
District 4; (the “Project”); and 

 
WHEREAS, the application for the project was deemed complete on April 11, 2016; and 
 
WHEREAS, a MITIGATED NEGATIVE DECLARATION was prepared for the Project and noticed 

and made available for agency and public review on April 27, 2016, in accordance with the California 
Environmental Quality Act (CEQA) and the State and County CEQA Guidelines; and 
 

WHEREAS, in accordance with applicable provisions of law, the Planning Commission held a public 
hearing on, June 2, 2016, at which time the Planning Commission heard and received all relevant testimony 
and evidence presented orally or in writing regarding the MITIGATED NEGATIVE DECLARATION and the 
Project.  All interested persons were given an opportunity to hear and be heard regarding the MITIGATED 
NEGATIVE DECLARATION and the Project; and 
 

WHEREAS, the Planning Commission has had an opportunity to review this Resolution and finds 
that it accurately sets for the intentions of the Planning Commission regarding the MITIGATED NEGATIVE 
DECLARATION and the Project. 
 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission makes the following findings; 
 

1. General Plan Findings: The subject property is classified Suburban Residential (SR) under the 
General Plan.  The project is consistent with the General Plan (Policy DE-13, Housing Element 
Policies 3.1, 3.4, 3.5, 4.3 and 5.2). 
 

2. Ukiah Valley Area Plan (UVAP) Findings: The project is consistent with the Ukiah Valley Area Plan 
(UVAP)(Policies LU 1.1, LU 1.2, LU 1.3 and LU 1.4).  
 

3. Zoning Findings: The subject property is zoned Multiple-Family Residential (R-3) with an overlay 
Planned Development (PD) Combining District. The project is consistent with County Zoning per 
Section 20.080 and Section 20.136.010.    
 

4. The Planning Commission finds that the following standards have been met by the planned 
development per Section 20.136.010: 
 
a) The planned development has been designed and developed in a manner compatible with and 

complementary to existing and potential residential, commercial or agricultural development in the 
immediate vicinity of the project site. Site planning on the perimeter has been given consideration 
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to protection of the property from adverse surrounding influences, as well as protection of the 
surrounding areas from potentially adverse influences within the development.  

b) The planned development relates harmoniously to the topography of its site, makes suitable 
provision for preservation of water courses, wooded areas, rough terrain and similar natural 
features and areas, and has otherwise been so designed as to use such natural features and 
amenities to best advantage.  

 
5. Use Permit Findings: The Planning Commission approves Use Permit U_2016-0003 to implement 

the Planned Development subject to the conditions of approval recommended by staff and found in 
Exhibit A of the resolution further finding: 
 
a) That the establishment, maintenance or operation of a use or building applied for is in conformity 

to the General Plan;  

b) That adequate utilities, access roads, drainage and other necessary facilities have been or are 
being provided.  

c) That the proposed use will not constitute a nuisance or be detrimental to the health, safety, 
peace, morals, comfort or general welfare of persons residing or working in or passing through 
the neighborhood of such proposed use, or be detrimental or injurious to property and 
improvements in the neighborhood or to the general welfare of the county.  

d) That such use preserves the integrity of the zoning district. 
 
BE IT FURTHER RESOLVED that the Planning Commission hereby adopts the Mitigated Negative 

Declaration and the Mitigation Monitoring Program set forth in the Conditions of Approval.  The Planning 
Commission certifies that the Mitigated Negative Declaration has been completed, reviewed, and 
considered, together with the comments received during the public review process, in compliance with CEQA 
and State and County CEQA Guidelines, and finds that the Mitigated Negative Declaration reflects the 
independent judgment and analysis of the Planning Commission. 
 

BE IT FURTHER RESOLVED that the Planning Commission approves a reduced amount of parking 
for the project (from 89 to 64) based on evidence in the record that fewer would be needed for senior 
housing as required by Section 20.180.015 of the County Code. 
 

BE IT FURTHER RESOLVED that the Planning Commission hereby grants the requested Major Use 
Permit, subject to the Conditions of Approval in Exhibit “A”, attached hereto. 
 

BE IT FURTHER RESOLVED that the Planning Commission designates the Secretary as the 
custodian of the document and other material which constitutes the record of proceedings upon which the 
Planning Commission decision herein is based.  These documents may be found at the office of the County 
of Mendocino Planning and Building Services, 860 North Bush Street, Ukiah, CA 95482. 
 

BE IT FURTHER RESOLVED that the Planning Commission action shall be final on the 11th day 
after the date of the Resolution unless an appeal is taken. 
 
I hereby certify that according to the Provisions of Government Code Section 25103 delivery of this 
document has been made. 
 
ATTEST: ADRIENNE M. THOMPSON 
 Secretary to the Planning Commission 
 
By:_______________________________  
 
 
BY: STEVEN D. DUNNICLIFF  MOLLY WARNER, Chair 
 Director Mendocino County Planning Commission 
 
_______________________________________  
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EXHIBIT A 
 

CONDITIONS OF APPROVAL AND MITIGATION MONITORING  
AND REPORTING PROGRAM  

 
  RURAL COMMUNITIES HOUSING DEVELOPMENT CORPORATION (RCHDC) U_2016-0003 

JUNE 2, 2016 
 
APPROVED PROJECT DESCRIPTION:  Use permit implementing a Planned Development to construct an 
80 unit Senior Housing Project "Orr Creek Commons," consisting of 72 one bedroom and 8 two bedroom 
units, including one for a manager.  Sixteen of the units will be on a second floor.  In addition to the 
residential units, project would include a 2,000 square foot community building containing tenant laundry 
facilities, management office space, disability equipped bathrooms, kitchen and a meeting/recreation room.  
A 1,000 foot Class I bike and walking trail with picnic tables and benches will also be included creating a 
linear park along Orr Creek. 
 
CONDITIONS OF APPROVAL AND MITIGATION MEASURES (as indicated by **): 
 
Aesthetics 

1. All future external lighting, whether installed for security, safety or landscape design purposes, shall be 
shielded, downcast or shall be positioned in a manner that will not shine or allow light glare to exceed 
the boundaries of the parcel on which it is placed.  

Air Quality 
 

2. The applicant shall obtain a District Large Grading Permit through the Mendocino County Air Quality 
Management District (AQMD). In addition, compliance with Regulation 1, Rule 430 will be required.  
Written verification shall be submitted from AQMD to the Department of Planning and Building 
Services that this condition has been met to the satisfaction of that agency. 

 
3. The developer shall provide a total of two (2) public Electric Vehicle (EV) charging stations in addition 

to the five proposed for the onsite fleet of electric vehicles. 

Biological Resources 

**4. The following measures shall be implemented to avoid or minimize the potential for adverse effects on 
waters of the United States (Orr Creek). 

• Erosion control measures shall be implemented during construction of the project.  Such 
provisions include the preparation of a Storm Water Pollution Prevention Plan (SWPPP), which 
describes and illustrates placement of best management practices (BMPs) within the project area. 

Erosion control measures to be included in the SWPPP or otherwise required to be implemented 
include the following: 

• To the maximum extent practicable, activities that increase the erosion potential in the project area 
shall be restricted to the relatively dry summer and early fall period to minimize the potential for 
rainfall events to transport sediment to surface water features.  If these activities must take place 
during the late fall, winter, or spring, then temporary erosion and sediment control structures shall 
be in place and operational at the end of each construction day and maintained until permanent 
erosion control structures are in place. 

• Within 10 days of completion of construction in those areas where subsequent ground disturbance 
will not occur for 10 calendar days or more, weed-free mulch shall be applied to disturbed areas to 
reduce the potential for short-term erosion.  Prior to a rain event or when there is a greater than 50 
percent possibility of rain within the next 24 hours, as forecasted by the National Weather Service, 
weed-free mulch shall be applied to all exposed areas at the completion of the day’s activities.  
Soils shall not be left exposed during the rainy season. 
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• Suitable BMPs, such as silt fences, straw wattles, or catch basins, shall be placed below all 
construction activities at the edge of surface water features to intercept sediment before it reaches 
the waterway.  These structures shall be installed prior to any clearing or grading activities. 

• If spoil sites are used, they shall be located such that they do not drain directly into a surface water 
feature (to the maximum extent practicable).  If a spoil site drains into a surface water feature, 
catch basins shall be constructed to intercept sediment before it reaches the feature.  Spoil sites 
shall be graded and vegetated to reduce the potential for erosion. 

• Sediment control measures shall be in place prior to the onset of the rainy season and shall be 
monitored and maintained in good working condition until disturbed areas have been re-vegetated. 

Construction specifications shall include the following measures to reduce potential impacts on 
vegetation and aquatic habitat resources in the Project Area associated with accidental spills of 
pollutants (e.g., fuel, oil, grease): 

• A site-specific spill prevention plan shall be implemented for potentially hazardous materials.  The 
plan shall include the proper handling and storage of all potentially hazardous materials, as well as 
the proper procedures for cleaning up and reporting any spills.  If necessary, containment berms 
shall be constructed to prevent spilled materials from reaching surface water features. 

• Equipment and hazardous materials shall be stored a minimum of 50 feet away from surface water 
features. 

Raw cement/concrete or washings thereof, asphalt, paint or other coating material, oil or other 
petroleum products, or any other substances which could be hazardous to aquatic life, resulting from 
Project-related activities, shall be prevented from contaminating the soil and/or entering the wetlands 
and other waters of the U.S. Any of these materials placed within or where they may enter these areas 
shall be removed immediately. 

**5. The following measures shall be implemented to avoid or minimize the potential for adverse effects on 
the riparian woodland associated with Orr Creek. 

• The part of the 50-foot setback that is a fallow field shall be converted to a linear park with a 
pervious surface hiking/bike trail and replanted with a grass/forb mix of plants native to the area.  
The seed mix will be approved by the County Department of Planning and Building Services. 

• The final landscaping plan shall include planting of only native trees and shrubs in the 50-foot 
setback.  The trees shall be native to the area, including oaks, buckeye, California bay, willow, 
California rose, etc.  Non-native trees and shrubs will be removed as requested by the California 
Department of Fish & Wildlife.   

• All lighting shall be shielded so that the riparian corridor does not receive excessive light spill or 
direct glare from project lights.   

• Three signs shall be installed along the length of the riparian woodland edge that explain that the 
area contains sensitive wildlife habitat and people should control their dogs and avoid entering the 
stream channel.   

6. This entitlement does not become effective or operative and no work shall be commenced under this 
entitlement until the California Department of Fish and Game filing fees required or authorized by 
Section 711.4 of the Fish and Game Code are submitted to the Mendocino County Department of 
Planning and Building Services.  Said fee of $ 2,260.25 (OR CURRENT FEE) shall be made payable 
to the Mendocino County Clerk and submitted to the Department of Planning and Building Services 
prior to June 13, 2016 (within 5 days of the end of any appeal period).  Any waiver of the fee shall be 
on a form issued by the Department of Fish and Game upon their finding that the project has “no 
effect” on the environment.  If the project is appealed, the payment will be held by the Department of 
Planning and Building Services until the appeal is decided.  Depending on the outcome of the appeal, 
the payment will either be filed with the County Clerk (if the project is approved) or returned to the 
payer (if the project is denied).  Failure to pay this fee by the specified deadline shall result in the 
entitlement becoming null and void.  The applicant has the sole responsibility to insure timely 
compliance with this condition. 
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Cultural Resources 

7. In the event that archaeological resources are encountered during development of the property, work 
in the immediate vicinity of the find shall be halted until all requirements of Chapter 22.12 of the 
Mendocino County Code relating to archaeological discoveries have been satisfied. 

Geology & Soils   

8. The applicant shall obtain all necessary permits through the County Building Division prior to grading 
or construction. 

Hazards/Hazardous Materials 

**9. Construction specifications shall include the following measures to reduce potential impacts in the 
Project Area associated with accidental spills of pollutants (e.g., fuel, oil, grease): 

• A site-specific prevention plan shall be implemented for potentially hazardous materials. The plan 
shall include the proper handling and storage of all potentially hazardous materials, as well as the 
proper procedures for cleaning up and reporting any spills. If necessary, containment berms shall 
be constructed to prevent spilled materials from reaching surface water features. 

• Equipment and hazardous materials shall be stored a minimum of 50 feet away from Orr Creek. 

• Vehicles and equipment used during construction shall receive proper and timely maintenance to 
reduce the potential for mechanical breakdowns leading to a spill of materials. Maintenance and 
fueling shall be conducted in an area at least 50 feet away from Orr Creek and within an adequate 
fueling containment area. 

Hydrology and Water Quality 

10. The applicant shall obtain all applicable permits required within the urban boundaries of the 
Stormwater Management Plan per County Code Section 16.30, typically required through building 
permit processing.  In addition, any development in areas identified within he 100 year flood plain will 
require Flood Hazard Development permits through the Department of Planning and Building Services. 

11. As required by the California Code of Regulations (Title 23, Division 2, Chapter 2.7), the applicant shall 
submit to the Department of Planning and Building Services (PBS) a Water Efficient Landscape 
Package prior to any grading or landscaping activity included as part of the subject project.  
Documentation shall be prepared to the satisfaction of PBS.     

Land Use and Planning 

12. All existing structures shall meet current setback requirements to newly proposed property lines.  A site 
map shall be submitted to the satisfaction of Planning and Building Services clearly identifying 
compliance.    

Noise 

**13.  The applicant shall develop a construction noise mitigation plan subject to the County’s review and 
approval. The following conditions shall be incorporated into the mitigation plan to reduce construction 
noise impacts:  

a) Muffle and maintain all equipment used on site. All internal combustion engine-driven equipment 
shall be fitted with mufflers, which are in good condition. Good mufflers shall result in non-impact 
tools generating a maximum noise level of 80 dB when measured at a distance of 50 feet.  

b) Utilize “quiet” models of air compressors and other stationary noise sources where technology 
exists.  

c) Locate stationary noise-generating equipment as far as possible from sensitive receptors when 
sensitive receptors adjoin or are near a construction project area.  

d) Prohibit unnecessary idling of internal combustion engines.  

e) Prohibit audible construction workers’ radios on adjoining properties.  
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f) Pursuant to the Municipal Code, restrict noise-generating activities at the construction site or in 
areas adjacent to the construction site to the hours between 7:00 a.m. and 7:00 p.m., Monday 
through Saturday, and not at all on Sundays and holidays.  

g) Allowable construction hours shall be posted clearly on a sign at the construction site.  

h) Designate a "noise disturbance coordinator" who is responsible for responding to any local 
complaints about construction noise. The disturbance coordinator shall determine the cause of the 
noise complaint (e.g., starting too early, bad muffler) and require that reasonable measures 
warranted to correct the problem be implemented. Conspicuously post a telephone number for the 
disturbance coordinator at the construction site.  

Public Services 

14.  The applicant shall comply with any requirements or recommendations of the Ukiah Valley Fire 
District. Written verification shall be submitted from Fire District to the Department of Planning and 
Building Services that this condition has been met to the satisfaction of the Fire District prior to 
occupancy of the development. 

Transportation 

15.  The applicant shall construct all road, curb and gutter improvements as proposed to the satisfaction of 
the County Department of Transportation (MCDOT), prior to occupancy of the housing development.  
Written verification from MCDOT to the Department of Planning and Building Services that this 
condition has been met shall be submitted prior to the final sign off of any residential building permits.  
Specifics of the improvements shall be as follows: 

Road Widening / Pave-out shall conform to MCDOT Standard A70. 

Each proposed road approach to access Brush Street, Orchard Avenue and Orr Street shall be 
constructed as a commercial road approach to a minimum width of twenty-two (22) feet, and improved 
length of twenty (20) feet from the edge of the County road, per MCDOT Standard A50 (using the 
commercial structural section shown in the detail) and A51C.   

• Valley Gutters shall be constructed per MCDOT Standards A41A and B. 

• Curb, Gutter, Sidewalk and medians shall be constructed per MENDOT Standards A40 and B. 

• Construct any bus stops per MCDOT Standards A14A, B and C.  

• Any utility trenching shall conform to MENDOT Standards A60A, B and C. 

• Improvement plans shall conform to MENDOT Standards A20A through I.  

16.  Dedicated Right-of-Way Agreements shall be entered into with the Board of Supervisors to the 
satisfaction of MCDOT as follows: 

There shall be dedicated by Right of Way Agreement with the Board of Supervisors, a 15-foot strip 
along the northern line of the parcels to provide for the ultimate improvement of Brush Street (CR 217).  
The ultimate improvement is a 60-foot right of way, measured 30 feet from centerline of the physical 
road; 

There shall be dedicated by Right of Way Agreement with the Board of Supervisors, a 5-foot strip 
along the western line of the parcel to provide for the ultimate improvement of Orr Street (CR 216).  
The ultimate improvement is a 40-foot right of way, measured 20 feet from centerline of the physical 
road. 

17. The applicant shall provide standard signage and other markings as directed and approved by the 
Mendocino County Department of Transportation prior to substantial completion of development to 
designate site street frontage on Orchard Avenue, Brush Street, and Orr Street as “No Parking.” 

** Indicates conditions relating to Environmental Considerations - deletion of these conditions may affect 
the issuance of a Mitigated Negative Declaration. 
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