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APPLICANT: COUNTY OF MENDOCINO 
 501 LOW GAP ROAD 
 UKIAH, CA 95482 
 
OWNER: PINOLEVILLE ECONOMIC DEVELOPMENT CORPORATION 
 2150 NORTH STATE STREET 
 UKIAH, CA  95482 
 
REQUEST: Contract rezone on a 17.02 acre parcel from Agriculture (AG-40) 

to Single family (R-1) and Multiple-Family Residential (R-3).  
 
LOCATION: Subject property is located at 801 Lovers Lane (AP# 170-060-

01) on the south side of Lovers Lane, approximately 200 feet 
westerly of Despina Drive. 

 
TOTAL ACREAGE: 17.02 ± Acres 
 
GENERAL PLAN: Suburban Residential (SR) 
 
UKIAH VALLEY AREA PLAN: Suburban Residential (SR) 
 
ZONING: Agriculture- 40 acre minimum (AG-40) 
 
SUPERVISORIAL DISTRICT: 1 
 
ADJACENT ZONING: North:  Rangeland-160 acre minimum and Agriculture-40 acre 

minimum (RL-160 & AG-40) 
 East:  Residential (R-1) 
 South:  Residential (R-1) 
 West:  Rangeland-160 acre minimum (RL-160) 
 
SURROUNDING LAND USE: North:  Agriculture (vineyard) 
 East:  Residential 
 South:  Residential 
 West:  Undeveloped open space 
 
EXISTING USES: Single Family Home and row crop (vineyard) 
 
ENVIRONMENTAL  Project was fully evaluated by the Ukiah Valley Area Plan EIR; 
DETERMINATION: no additional analysis is required (CEQA, Section 15162.a). 
 
RECOMMENDED ACTION: Approve the contract rezone 
 
PROJECT DESCRIPTION:  The proposed contact rezone will amend the current zoning of a vacant 
17.02 acre parcel from Agriculture (AG-40) to Single-Family (R-1) and Multiple-Family Residential (R-3). 
The R-1 zoning district portion, totaling 11 acres, will abut the existing residential neighborhood that lies 
south and east of the parcel and the rural land that lies to the west.  The R-3 portion of the rezone will lie 
in the center of the site, occupying the remaining 6 acres and bounded by the new R-1 zoning district.  
The contract rezoning will ensure that future development of residential uses on the site will be located 
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more than 100 feet from agricultural lands and establish a landscape buffer along the north and west side 
of the property to sheld residential uses from agricultural activity. 
 
BACKGROUND:  In August of 2011, with the adoption of the Ukiah Valley Area Plan (UVAP), the Board 
of Supervisors directed Planning and Building Services (PBS) to initiate rezonings within the Ukiah Valley 
Area Plan (UVAP) planning area to implement the 2011 Housing Element.  Housing Element Action Item 
3.1d requires the County to rezone at least 24 acres of land to R-3 or mixed use, which will yield 480 
multi-family residential units, at residential densities up to 29 units/acre.  Initially, the 8 acre Rural 
Community Housing Development Corporation’s property in the Brush Street Triangle was rezoned to R-3 
by the Board of Supevisors.  The Board also considered, but did not approve, rezoning the entire subject 
17 acre property to R-3.  Subsequently, the Board approved rezonings, totaling 7 acres, in three separate 
locales along North State Street and South State Street.  As a result, 15 of the 24 acre rezoning 
requirement has been fulfilled as of this writing.  Another 6.5 acres are currently being considered for 
rezoning to R-3 by the Board of Supevisors, as recommended by the Planning Commission.  The 
previously approved and pending rezonings, along with this proposed rezoning, will fulfill the County’s 
Housing Element 24 acre rezoning commitment, provided the Mill View Water District moritorium on new 
water hook-ups is lifted. If the moratorium is not lifted by the end of June 2015, the County will have to 
rezone approximately 7 acres to replace land located within the moratorium area to fulfill the 24 acre 
rezoning requirement. 
 
SITE CHARACTERISTICS:  The subject property is accessed either directly off of Lover’s Lane, a public 
street. The parcel, including the proposed R-3 portion of site, is located within 300 feet of Mill View Water 
District water lines and Ukiah Valley Sanitation District sewer lines. The site is flat, with no mature trees or 
water features.  
       
KEY ISSUES: 
 
General Plan Consistency:  The proposed rezoning brings the zoning of this property into conformance 
with the adopted General Plan and UVAP Suburban Residential land use designation (General Plan 
Table 3-1) as required by State Planning and Zoning law (Califonia Government Code Section 65860).   
 
As listed below, the rezoning will also: 
 
• Allow increased and flexible land use density and intensity to implement the Housing Element Policy 

(General Plan DE-26)  
• Encourage compact development patterns, infill, redevelopment and reuse in community areas to 

protect natural resources and maximize the efficient use of infrastructure and services (General Plan 
Policy DE-35)   

• Designate adequate land to meet neighborhood and community growth demand for a broad range of 
commercial, residential and mixed uses (General Plan Policy DE-35) 

• Promote suitably located housing and services for a range of ages and incomes within Ukiah Valley 
(UVAP Policy LU 1.3) 

• Adopt and implement zoning and development standards which locate higher density and intensity 
development proximate to the integrated transportation corridor (UVAP Policy LU 1.3b) 

• Encourage the development of an adequate supply of housing and range of housing densities and 
types to meet the diverse needs of County residents (Housing Element Policy 3.1). 

The County is committed to providing a wide range of multi-family housing opportunities in all areas of the 
county.  Specifically, the recommended contract rezoning will help the County fulfill a key Housing 
Element goal to rezone 24 acres to R-3 and/or to the newly created Mixed-Use land use category and 
allow the construction of at least 480 new units by right (Housing Element Action Item 3.1d). 
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Land Use Compatibility:  The site has been identified by the UVAP as an appropriate location to 
accommodate multi-family housing. The site is flat, served by Mendocino Transit Authority Route 9, and is 
located within 300 feet of existing water (Mill View Water District) and waste water (Ukiah Valley 
Sanitation) lines. To help mitigate potential conflicts between the agricultural uses to the north and east 
and potential future residential development on the site, a contract rezone pursuant to County Code 
Section 20.212.010. The contract rezone will allow the County to mitigate impacts of future development 
on the site through the establishment of a 100 foot agricultural buffer and landscaped berm, per General 
Plan policy RM-109.  Based on community concerns, gathered at the neighborhood meeting, PBS 
modified the original split zoning concept to expand the R-1 zoning along the abutting neighborhood and 
reducing the buildable R-3 zoning area to 3.81 acres outside of the agricultural setback (see 
Attachments).   
 
Community Input:  On January 14, 2015 staff conducted a neighborhood meeting to present the 
proposed rezone to the community (See Attachments). Thirty four (34) community members attended to 
hear the County’s proposal and to provide input. The topics raised focused on questions pertaining to: 
 

Infrastructure- Availability of water, the ability of Lovers Lane in its current state to handle an influx 
of potential housing, and traffic circulation; 
 
Staff Response: Staff acknowledged the moratorium is a current constraint for developing the site, 
but reiterates this rezone sets the stage for future development. Further the rezone brings this parcel 
into compliance with the UVAP. 
  
Compatibility of the proposed R-3 rezoning and agricultural uses surrounding the parcel- 
Potential effect on local bee keeping operations and the loss of particularly high quality of the soil on 
the parcel; 
 
Staff Response: The creation of a 100 foot agricultural buffer between the any future residential use 
developed on the site and the active agicultural operation to the north and west should reduce 
potential adverse affects to the agricultural uses and residential uses.  The environmental affect, 
including the conversion of agricultural land, related to this and other lands designated Suburban 
Residential was fully analyzed by the UVAP EIR and found an unavoidable significant impact 
associated with the build-out of land within Ukiah Valley which was approved by the Board of 
Supervisors. 
 
Pinoleville Economic Development’s long term plans for the site- Whether the parcel would be 
put into a land trust, whether the County had any assurances that the parcel would not be put into 
trust should the rezoning be approved, and what consequences the County would face should the 
rezoning be approved and the Pinoleville Economic Development subsequently put the parcel into a 
land trust. 
 
Staff Response: PBS staff is aware that the Pinoleville Tribe has prepared an application to place 
the land into Trust.  The tribe has put that application on hold in support of the County’s effort to 
rezone the property for residential development consistent with the UVAP Suburban Residential land 
use classification.  The County has no ability to prevent the tribe from applying for trust status. If the 
land is put into trust after the property is rezoned, the next update of the County’s Housing Element 
Residential Land Inventory will document the transfer of the land into trust. 

 
Environmental Review: The EIR for the Ukiah Valley Area Plan (2011) provided an analysis of the 
potential environmental effects associated with the build out of the UVAP. The UVAP included a 
Suburban Residential land use designation for the property with direction for R-3 zoning as an 
implementing zoning designation, which was part of the CEQA analysis process.  California Code of 
Regulations, Title 14, Chapter 3 (Guidelines for California Environmental Quality (CEQA), Section 21166 
states: When an environmental impact report has been prepared for a project pursuant to this division, no 
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subsequent or supplemental environmental impact report shall be required by the lead agency or by any 
responsible agency, unless one of more of the following events occur: 
 

• Substantial changes are proposed in the project which will require major revisions of the 
environmental report.  

• Substantial changes occur with respect to the circumstances under which the project is being 
undertaken which will require major revisions in the environmental impact report.  

• New information, which was not known and could not have been known at the time the 
environmental impact report was certified as complete, becomes available.  

It should be further noted that the requested R-3 rezoning is not associated with any specific 
development, and any such development that submits development plans through the permitted 
development will be analyzed independently. This rezoning is merely to provide consistency between the 
UVAP Land Use Designations and the Mendocino County Zoning Code. 
 
RECOMMENDED MOTION:  The Planning Commission recommends that the Board of Supervisors 
adopt the proposed contract rezoning of the subject property from AG-40 to R-1 and R-3, making the 
following findings: 
 
ENVIRONMENTAL FINDINGS:  No significant adverse environmental impacts will result from the 
proposed rezoning; and therefore no additional environmental evaluation is required nor necessary 
pursuant to Section 15162 (a), California Code of Regulations, Title 14, Chapter 14, Guidelines for the 
California Environmental Quality Act, since the environmental impacts have already been evaluated by 
the Environmental Impact Report (EIR) prepared for the Ukiah valley Area Plan.   
 
GENERAL PLAN CONSISTENCY FINDING:  The proposed contract rezoning is consistent with the 
applicable goals and policies of the General Plan, the Housing Element, and the Ukiah Valley Area Plan. 
 
 
 
 
              
 DATE       KEVIN THOMPSON  
             PLANNER 
 
KT/at 
 
 
CONTRACT REZONE 
 
ATTACHMENTS: 
 
A- Location Map  
B- Aerial Map 
C- Adjacent Owner Map 
D- Zoning Map 
E- General Plan Map 
F- Water District Map 
G- Sewer District Map 
H- Neighborhood meeting: Comments, Power Point, List of Attendees   
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