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Design Review Board 

 
Regular Meeting 

AGENDA 
 

(to be held both at the physical and virtual locations below) 
  

Ukiah Civic Center - Meeting Room #3  ♦ 300 Seminary Avenue ♦ Ukiah, CA 95482 
 

 To participate virtually, go to the following link: https://us06web.zoom.us/j/83172331386 
 To view the meeting (without participating), go to: https://www.cityofukiah.com/meetings/ 

  
Or you can call in using your telephone only: 

 
 • Toll-free 1-669-444-9171 

 • Enter the Access Code: 831 7233 1386 
 • Raise hand: After being recognized, Enter *9 

 • To Speak after being recognized: enter *6 to unmute yourself 
 

March 28, 2024 - 3:00 PM 
 

The Design Review Board serves as an advisory body to City staff, Zoning Administrator, Planning Commission and 
City Council to make site design recommendations consistent with the City’s Design Review Guidelines. The Design 
Review Board works with staff and applicants to review proposed site development permit applications, planned 
development applications and precise development plans, and make recommendations concerning architecture, site 
design layout, landscaping, parking, signage, exterior lighting and other aspects of urban design to City staff, Zoning 
Administrator, Planning Commission and City Council as appropriate. 
 
The Design Review Board encourages applicants and/or their representatives to be available at the meeting to answer 
questions so that no agenda item need be deferred to a later date due to a lack of pertinent information. 

 
1. CALL TO ORDER 
    
   
    
2. ROLL CALL 
    
   
    
3. CORRESPONDENCE 
    
   
    
4. APPROVAL OF MINUTES 
    
   
    
  4.a. Approval of the July 27, 2023 Regular Meeting Minutes 
    Recommended Action: Review and approve the draft minutes for the regular meeting of July 27, 

2023.  
    Attachments:  

1. July 27, 2023 - Regular Meeting Minutes 
      
5. COMMENTS FROM AUDIENCE ON NON-AGENDA ITEMS 
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  The Design Review Board (DRB) welcomes input from the audience that is within the subject matter jurisdiction of the DRB . In 
order for everyone to be heard, please limit your comments to three (3) minutes per person and not more than ten (10) minutes 
per subject. The Brown Act regulations do not allow action to be taken on audience comments. 

    
6. NEW BUSINESS 
    
   
    
  6.a. Request for review and recommendation to the Planning Commission regarding the temporary 

installation of nine (9) interconnected single-story prefabricated modular structures (totaling 
±1,440 square feet) to serve as accessory medical offices for the existing health service 
provider(s) at 280 E Standley Street; APN 002-192-14; File No. 24-0130 

    Recommended Action: Staff is requesting the DRB review the project for consistency with the 
Downtown Zoning Code design standards and make a recommendation to the Planning 
Commission 

    
Attachments:  
1. Application Materials 
2. Lease Agreement 

      
  6.b. Request for review and recommendation to the Planning Commission regarding the 

construction of a single-story commercial shell structure featuring a drive-thru at 1294 N. State 
Street; APN 001-370-36, File No. 17-3069. 

    Recommended Action: Staff is requesting the DRB review the project for consistency 
with the Community Commercial (C-1) Zoning Code and Site Development Permit findings 
to make a recommendation to the Planning Commission regarding the project. 

    Attachments:  
1. Application Materials 

      
7. MATTERS FROM THE COMMISSION 
    
   
    
8. MATTERS FROM STAFF 
    
   
    
9. ADJOURNMENT 
    
   
    
 
Please be advised that the City needs to be notified 72 hours in advance of a meeting if any specific 
accommodations or interpreter services are needed in order for you to attend.  The City complies with 
ADA requirements and will attempt to reasonably accommodate individuals with disabilities upon 
request.   
  
I hereby certify under penalty of perjury under the laws of the State of California that the foregoing 
agenda was posted on the bulletin board at the main entrance of the City of Ukiah Annex, located at 
300 Seminary Avenue., Ukiah, California, not less than 72 hours prior to the meeting set forth on this 
agenda. (Jesse Davis; 03-23-2024) 
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CITY OF UKIAH  
 DESIGN REVIEW BOARD REGULAR MEETING MINUTES 

Held in person and via Zoom teleconference 
July 27, 2023 

3:00 p.m. 

   
1. CALL TO ORDER  

The meeting was held in person and virtually via Zoom teleconference. Chair Tom Liden 
called the Design Review Board meeting to order at approximately 3:00 p.m.   
 
Chair Tom Liden presiding. 
 

1a.  Introduction of Lorena Akin - Recent Appointment to the Design Review Board by 
Ukiah City Council  

 
Member Lorena Akin was introduced.  

 
2. ROLL CALL   

Members Present: Hawkes, Gordon, Akin and Chair Liden. Absent (at roll call): Meaux.  
 
Member Meaux arrived at 3:10 p.m. 
 
Staff Present: Craig Schlatter, Community Development Director; Jesse Davis, Chief 
Planning Manager; Michelle Irace, Planning Manager    

 
3.      CORRESPONDENCE  

None received. 
 

4.      APPROVAL OF MINUTES 
Motion/Second: Gordon/Liden made a motion to approve the minutes of the May 25, 2023 
DRB minutes.  
 
Motion carried by the following roll call votes: AYES: Gordon, Liden, Hawkes. NOES: None.   
ABSENT: Meaux. ABSTAIN: Akin. 

 
5.      COMMENTS FROM AUDIENCE ON NON-AGENDA ITEMS  

 
No public comments on non-agenda items. 

 
6.     NEW BUSINESS 

6a.  Ordinance Amendment to Ukiah City Code to update the City’s objective 
design and development standards for new multi-family residential 
construction. 

 
Chief Planning Manager J. Davis presented the item. 
 
Public comment period was opened and closed at 3:55 p.m., as no members of the public 
were in attendance in-person, nor online via teleconference. 
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The DRB unanimously recommended approval of the proposed revisions to the objective 
design and development standards to the Planning Commission, with the following 
recommendations: 

1. Add the following text to Section 9055.1(h),  
“HVAC Systems: All HVAC systems shall be located on the roof of the structure 
to minimize noise impacts to adjacent properties, or shall be placed on the 
ground, not visible from the public right of way, meet the  required setback and 
be obscured by fencing or landscaping as described in UCC Section 9055.2(H) 
Screening.” 

2. Add the following text to Section 9055.1(k)(1)(c),  
“Landscaping and Gardening: A minimum of fifteen percent (15%) of the required 
public open space shall be landscaped with materials and plantings consistent 
with the standards in subsection L of this section (Landscaping and Gardening) 
and the subject parcel’s underlying base zone landscaping requirements. 
Community Gardens shall be regularly maintained, and feature a management 
plan in conformance with Ukiah City Code Section 9173.2.” 

3. Consider reduction of guest parking requirements 9055.1(O)(2)a), rather than 
removal. 

4. Add the following text to Section 9055.1 “Outdoor lighting shall use energy 
efficient lighting technology and shall be shielded downward to reduce glare and 
light pollution, in conformance with Dark Sky Standards of the International Dark 
Sky Association.” 

 
7.      MATTERS FROM THE BOARD 

a. Chair Liden suggested to defer the election of a new Chair and Vice Chair to 
September, due to member Hawkes being absent for the August meeting. 

 
8.      MATTERS FROM STAFF 

a. DRB members noted that they are interested in discussing the consideration of 
scheduling meetings as needed to review pertinent applications, rather than a date 
and time certain each month.  

 
b. DRB members requested a ‘contact list’ of members phone numbers and email 

addresses. 
 

9.      ADJOURNMENT  
         There being no further business, the meeting adjourned at approximately 5:15 p.m. 
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AGENDA ITEM NO. 6a 
Department of Community Development 

300 Seminary Ave. 
Ukiah, CA  95482 

planning@cityofukiah.com  

 

 
Design Review Board Staff Report 

New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

TO:  Design Review Board 
 
FROM: Jesse Davis, Planning Manager 
 
DATE:  March 28, 2024 
 
SUBJECT: Request for review and recommendation to the Planning Commission regarding 

an application for a Major Site Development Permit to allow for the temporary 
installation of nine (9) interconnected single-story prefabricated modular 
structures (totaling ±1,440 square feet) to serve as accessory medical offices for 
the existing health service provider(s) at 280 E Standley Street; APN 002-192-
14; File No. 24-0130 

 

 
LOCATION  
 
The ±0.57-acre project site (APN 002-192-14) is bounded by East Smith Street, Mason Street 
and East Standley Street in downtown Ukiah, ±0.6 miles west of U.S. Highway 101. The project 
site is developed with an existing fenced (cyclone) parking lot and a single-story structure 
(±5,678 sf) that is currently utilized as an outpatient medical facility. The parcel is accessed via 
driveways from Mason Street and East Smith Street, and the facility maintains a loading 
zone/drop-off along the frontage of East Standley Street. The subject property maintains 18 off-
street parking spaces with on-street spaces identified on both Mason Street & Standley Street. 
Figure 1 provides a location map of the project.  
 
Figure 1, Location Map 
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Department of Community Development 

300 Seminary Ave. 
Ukiah, CA  95482 

planning@cityofukiah.com  

 

 
Design Review Board Staff Report 

New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

BACKGROUND  
 
In July 1991, building permits were issued by the City of Ukiah to facilitate the remodel of the 
existing structure from a jail facility to administrative offices. Those offices would be used by the 
Mendocino County Sherrif’s Probation Office until their relocation to 501 Low Gap Road. 
Beginning in 2013, several uses were considered for the existing structure, including use as a 
business development, training, and incubation center. As that project did not come to fruition, 
the facility remained vacant, but was occasionally used by the City’s Community Services 
Department for special events, such as a haunted house.  
 
In June 2020, the City signed a five (5) year lease-agreement with New Life LLC to allow for 
use of the existing structure for general medical practice, including narcotic treatment. 
Subsequently, New Life LLC facilitated tenant improvements to allow for use of the existing 
structure as a medical office. Tenant improvements included electrical upgrades, and 
installation of a standby generator, as well as interior modifications to allow for use as a medical 
office and outpatient facility. New Life LLC also facilitated exterior modifications, including new 
sidewalk, accessibility upgrades, lighting, and enhanced landscaping along the Standley and 
Mason Street frontages. The commencement date of the lease agreement was June 1, 2020, 
and it includes two (2) options to extend the lease for additional five (5) year increments. 
 
Gibson Creek: The parking lot area associated with the project features an undergrounded 
segment of Gibson Creek. Per Ukiah City Code (UCC) §9230.8, Gibson Creek provides riparian 
and aquatic habitat that supports a variety of insects, amphibians, fish, and animals and serves 
as a water source and migration corridor for wildlife. As conveyed by the Downtown Zoning 
Code (DZC), any future development surrounding Gibson Creek shall consider daylighting, re-
establishing and providing public access to the creek corridor. Presently, in areas on the subject 
property where Gibson Creek is visible or accessible, it is fenced to prevent entry or trespass. 
As conveyed, development of the Gibson Creek corridor should be designed to balance 
vehicular, bike, and pedestrian circulation with the community’s desire to enhance and preserve 
the creek and its riparian and aquatic habitat, and associated wildlife. The DZC Circulation Map 
(Figure 2) identifies the location of required and recommended pedestrian/bike paths.  
 
Figure 2, Circulation Map 
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Design Review Board Staff Report 

New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

PROJECT DESCRIPTION 
 
The project proposes to install nine (9) single-story prefabricated modular structures (totaling 
approximately 1,440 square feet) to serve as counseling offices for the existing health service 
provider(s).  Please refer to the project description and design details submitted by the applicant 
in Attachment 1 for more information. A summary of the requested improvements is included, 
below: 
 

• Demolition of existing rear storage canopy and any other vertical elements such as 
rails/columns/posts within building footprint 

• Install and connect to utilities, nine (9) single-story prefabricated modular structures to 
serve as accessory offices;  

o Condition the removal of these structures to coincide with the existing lease-
agreement.  

• Incorporate vinyl slats to perimeter of the existing chain-link fencing surrounding the off-
street parking area to serve as screening;  

• Relocate and enclose the trash container;  

• Remove four (4) off-street parking spaces to accommodate the proposed accessory 
offices, and facilitate improvements to the existing off-street parking area (e.g. striping, 
relocation, EV facilities, wheel-stop, etc.), as well as installation of a gate along the 
western perimeter fence to provide access to the facility from the municipal parking lot 
from which at least four (4) spaces will be leased;  

• Accessibility improvements, as required.   
 
Design. According to the applicant, the project has been designed “…to expand office space to 
serve the growing and urgent need for our life-saving services in the community.” As stated by 
the applicant in the application materials:  
 

“We are requesting permission to erect one modular building on the site that we currently 
lease from the City of Ukiah. We have partnered with WillScot, who manufactures modular 
units that can be connected to form a larger building. These modular units are approved at 
the state level and leased for a determined amount of 6me. The intent of this new modular 
building is to be used as an extension of the exis6ng building for office space. It will provide 
a simple path of travel for people whose main entrance into the exis6ng building is along 
Standley Street. This requires that the new modular building be located as close as possible 
to the existing building, with an accessible path of travel and ease of use. 
 

DOWNTOWN ZONING CODE  
 
The Project site has a 2040 General Plan designation of Downtown Core (DC) and is zoned 
General Urban (GU) within the DZC The DZC was adopted in 2012 and prescribes several 
development and architectural standards (see DZC Tables 4 through 12).  
 
Building Type. Development and design standards within the DZC are regulated by building and 
frontage type, as well as by zoning district. The use of modular structures structure is not 
discussed within the DZC. ‘Temporary Uses’ are identified on Table 3 but are related for 
activities less than 6 months and consistent with the purposes of this code.  
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Design Review Board Staff Report 

New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

As understood, the Applicant seeks use of these modular structures until the expiration of the 
associated lease with the City of Ukiah. If extended per the existing extension options, the lease 
would terminate in 2030. The existing and proposed use (Office – Medical) are considered 
allowed by right for this zoning district. As defined by Ukiah City Code Section 9223.1(B)(1), the 
use is allowed subject to compliance with all applicable provisions and shown as “A” uses in 
Table 3. Upon termination of the lease, these structures would be removed, as required by an 
associated Condition of Approval, or a performance bond, if deemed necessary. 
 
As described, the proposed structure would be considered an ‘Accessory Building’, subject to 
Table 7, which conveys Accessory Building Standards. The proposed building is detached from 
the primary structure, maintains a smaller footprint, and functions in a manner subordinate to 
the principal (primary) building on the same parcel. Furthermore, given its modular and 
temporary nature, it serves a purpose clearly incidental to the allowed principal use of the parcel 
and existing building. Accessory Buildings are allowed within the GU zoning designation with a 
Minor Exception.  
 
Architectural Standards: For the purposes of review by the DRB, Table 1 below provides a 
list of applicable DZC design standards (generally identified in DZC Tables 6, 7,11 & 12), as 
well as a summary of landscaping and parking standards, and a consistency analysis for the 
proposed project.    
 
Table 1, Project Consistency with DZC Design Standards  
 

STANDARDS  

GENERAL URBAN 
(GU) 

MODIFICATION TO 
STANDARD 

PROJECT 
CONSISTENCY 

BUILDINGS (ACCESSORY) 

Accessory building 1 Allowed Minor Exception 
(Table 6) 

Consistent 

Front Setback 30 ft. minimum Major Exception 
(Table 7) 

Consistent 

Side Setback 0 ft. minimum Major Exception 
(Table 7) 

Consistent 

Rear Setback 3 ft. minimum Major Exception 
(Table 7) 

Consistent  
 

Height 2 stories maximum, and 
cannot exceed height of 

the main building 

Major Exception 
(Table 7) 

Consistent 

Number of Buildings 1 Major Exception 
(Table 7) 

Consistent 

BUILDING MATERIALS & ARCHITECTURE 

Facade(s) – Primary 
Exterior Finish  

Brick, wood siding, fiber 
cement siding, stucco, 

stone. 

Minor Exception 
(Table 12) 

Minor Exception 
Requested 
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Design Review Board Staff Report 

New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

STANDARDS  

GENERAL URBAN 
(GU) 

MODIFICATION TO 
STANDARD 

PROJECT 
CONSISTENCY 

Facade – Location of 
Materials 

Combined horizontally 
with heavier material 

below the lighter 
material. 

Minor Exception 
(Table 12) 

Minor Exception 
Requested 

Prohibited Plane panel siding (T1-
11) as the primary siding 

material. 

Major Exception 
(Table 12) 

Consistent. Plane 
panel siding not 

proposed. 

Doors and Windows – 
Recess 

Minimum 3-inch recess 
required on facade(s), 

measured from the wall 
of the facade. 

Minor Exception 
(Table 12) 

Minor Exception 
Requested 

 

ROOFS 

Flat Roof – Parapet Enclosed by a parapet 
with a minimum height of 
42 inches or as needed 
to screen mechanical 

equipment. 

Minor Exception 
(Table 12) 

Minor Exception 
Requested 

 

Photovoltaic – Location On a flat roof, shall be 
flush mounted or if tilted 
shall not extend above 
the parapet of the roof. 

Minor Exception 
(Table 12) 

Minor Exception 
Requested 

 

PARKING 

Screening Landscaping, low walls, 
and/or berms to prevent 

headlight glare from 
impacting adjacent 
streets and parking 

facilities. 

Major Exception 
(Table 9) 

Consistent 

Existing Facilities Existing parking facilities 
that are nonconforming 

in terms of location 
(layer) are not required 

to be relocated to 
comply with the parking 

layer requirement. 

None 
(Table 17) 

Consistent 

Number of Spaces 
Required 

 

One parking space for 
each two hundred (300) 

square feet of gross 
leasable area. 

(Table 14) Consistent 
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New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

STANDARDS  

GENERAL URBAN 
(GU) 

MODIFICATION TO 
STANDARD 

PROJECT 
CONSISTENCY 

Existing Parking Facility – 
Modification 

Modifications to existing 
parking facilities shall 

comply with the 
requirements of Tables 

16, 17 and 18. 

Minor Exception 
(Table 17) 

 

Minor Exception 
Requested 

 

Off-Site Parking Off-site parking may be 
located up to one-

quarter mile from the site 
it serves with approval of 

a minor exception 

Minor Exception 
(UCC 9228.3(F)(1) 

Minor Exception 
Requested 

 

DEVELOPMENT STANDARDS 

Trash / Recycling 
Receptacles: Screening – 

Material 

Material other than 
Masonry walls, 

landscape materials, or 
decorative fencing 
compatible with the 

design and materials 
shall be compatible with 

the main building or 
landscaping that is 
consistent with the 

landscaping on the site 
and building design. 

Major Exception 
(Table 9) 

Major Exception 
Requested 

 

Fencing: Height – 3 Feet 
Maximum 

Between the frontage line 
(lot line) and front 
setback or building 

facade, whichever is 
greater. 

Major Exception 
(Table 9) 

Major Exception 
Requested 
(Existing) 

Fencing: Material – 
Prohibited 

Barbed wire, concertina 
wire, chain link, cyclone, 

and similar with or 
without screening slats 

and similar as 
determined by the 
Planning Director. 

Major Exception 
(Table 9) 

Major Exception 
requested 
(Existing) 

LANDSCAPING  

Landscape Plan Landscaping Plan is 
required 

None None Provided 
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New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

 
Requested Exceptions. Section 9231.5 of the DZC, allows specific requirements to be modified 
with approval of an exception. Table 29, Exception Procedures, establishes two levels of 
exceptions, major and minor, and the procedures for the review and processing of exceptions. 
Upon review of Staff the following “major” and “minor” exceptions to the Downtown Zoning Code 
development and design standards are requested. As noted in DZC Table 29, the below 
exceptions may be grated with approval by the Planning Commission.  

1) Facade(s) – Primary Exterior Finish – Minor Exception Requested 
a. As conveyed, the exterior façade is not brick, wood siding, fiber cement siding, 

stucco, or stone. The applicant notes that an exception is requested, due to their 
inability to modify a modular structure. 

2) Facade – Location of Materials – Minor Exception Requested 
a. As conveyed, the façade does not feature a combination of materials required by 

the DZC. The applicant notes that an exception is requested, due to their inability 
to modify a modular structure. 

3) Doors and Windows – Recess – Minor Exception Requested 
a. As conveyed, the windows and doors of the modular structure do not appear to 

have sufficient recess. Staff includes this Minor Exception for review and 
consideration of the DRB. 

4) Flat Roof – Parapet – Minor Exception Requested 
a. As conveyed, the flat roof lacks a parapet with a minimum height of 42’. Staff 

includes this Minor Exception for the review and consideration of the DRB, and 
notes the limitations to modifying modular or manufactured structures.  

5) Photovoltaic – Location – Minor Exception Requested 
a. As conveyed, solar panels are not a component of the requested accessory office 

structure. Staff includes this Minor Exception for the review and consideration of 
the DRB, and notes the limitations to modifying modular or manufactured 
structures.  

6) Trash / Recycling Receptacles: Screening – Material – Major Exception Requested 

a. Masonry walls, landscape materials, or decorative fencing compatible with the 
design and materials of the principal building are dictated as the preferred 
screening material for trash enclosures within the DZC. The applicant notes that 
the proposed screening for the relocated trash receptacle will be similar to the 
existing fencing that will be improved to feature slats and vines. Therefore, a 
minor exception is requested.  

7) Fencing: Height – 3 Feet Maximum – Major Exception Requested 

a. The existing lot has a chain link fence that is noted to remain and serves to 
surround the perimeter of the site as well as prevent access to Gibson Creek, 
which will be improved with slats and vines. Given the existing nature of the fence, 
the applicant notes that an exception is requested. 
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8) Fencing: Material – Prohibited – Major Exception Requested 

a. The existing parking lot has a chain link fence that is noted to remain, but that it 
would be improved by the installation of slats. Given the existing nature of the 
fence, the applicant notes that an exception is requested. 

9) Parking 

a. Per the DZC, on-street parking located along the frontage line(s) of the parcel 
shall be counted toward fulfilling the parking requirements. This property 
maintains designated frontages for parking and loading along East Standley 
Street and Mason Street.  

b. Additionally, all existing commercial structures as of January 1, 1979, within the 
area defined as the City of Ukiah Parking District No. 1, shall be exempt from 
the required off-street parking requirements prescribed in this section. This 
exemption applies to changes in the structure, a sale of the property or 
business, or expansion into existing structure space. New commercial 
construction, including demolition, reconstruction, structural additions and 
existing or new residential uses within said district, are not exempt.  

i. Therefore, parking is only required to address the new uses proposed and 

the parking spaces displaced by the construction of the accessory structure. 
Staff notes that sufficient on-street and off-street parking exists to serve 
the requested use. 

c. Minor exceptions are also requested to lease at least four (4) off site spaces from 
the adjacent City of Ukiah municipal lot for which the Applicant would install an 
additional gate and path of travel to accommodate. 

d. While existing parking facilities that are nonconforming in terms of location (layer) 
are not required to be relocated to comply with the parking layer requirement, 

modifications to the lot are requested. Therefore, Staff includes this Minor 
Exception for review and consideration of the DRB, as a handful of considerations 
including landscaping, shade-coverage, lighting and other requirements identified 
on Tables 16, 17, & 18 do not appear addressed. 

10) Landscape Plan – None Provided 

a. As noted by the Applicant, all existing trees shall be retained and preserved. The 
Applicant notes that they have conducted landscaping improvements and that no 
existing landscaping would be converted to facilitate the accessory structure. That 
being said, no landscape plan has been provided to address the requirements of 
Table 10.  

 
Site Development Permit. Per DZC Table 27, Site Development Permit Procedures, all projects 
proposing seeking Major Exceptions are considered “Tier 3” Major Site Development Permits and 
are subject to Planning Commission approval (Section 9231.3(c) of the DZC). As noted in DZC 
Table 3, “Offices - Medical” are identified as an allowed use, as such, a Use Permit is not required. 
Per UCC 9262(E), the following Findings must be made to recommend approval of the Site 
Development Permit:  
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Table 2: Project Consistency - Site Development Permit Findings  

Site Development Permit Findings  Staff Analysis  

The proposal is consistent with the goals, 
objectives, and policies of the City General 
Plan.   

The proposed project is located within the Downtown 
Core designation of the City’s 2040 General Plan. This 
designation allows for a combination of higher-density 
residential, mixed-use, office, and commercial uses. 
Projects in this designation are required to comply with 
the design standards and guidelines as specified in the 
Downtown Zoning Code. 
    

The location, size, and intensity of the proposed 
project will not create a hazardous or 
inconvenient vehicular or pedestrian traffic 
pattern.  

  

The proposed project would develop accessory 
medical offices for the existing health service 
provider(s) by demolishing an existing rear storage 
canopy and repurposing a portion of the existing 
parking area. Given the location of the proposed 
project, and the provision of an access gate to the 
municipal parking lot, the impacts to vehicular or 
pedestrian traffic should be minimal.  

The accessibility of off-street parking areas and 
the relation of parking areas with respect to traffic 
on adjacent streets will not create a hazardous or 
inconvenient condition to adjacent or surrounding 
uses.   

While minor alterations to the off-street parking lot are 
requested, the impact to traffic on adjacent streets will 
be minimal, as existing parking facilities exist on-
street, as well as adjacent to the requested project 
site.  

Sufficient landscaped areas have been reserved 
for purposes of separating or screening the 
proposed structure(s) from the street and 
adjoining building sites and breaking up and 
screening large expanses of paved areas.   

While landscape improvements were facilitated upon 
occupancy of the structure by New Life LLC, a 
landscape plan has not been provided, so it is unclear 
how the proposed landscaping will screen the 
development from the street and adjoining building 
sites. Staff cannot determine that sufficient landscape 
areas exit but notes that the associated landscaping 
has been improved since occupancy by the current 
tenant. A majority of the site, not already dedicated to 
landscaping, is developed with either structures or 
parking.  

The proposed development will not restrict or cut 
out light and air on the property, or on the 
property in the neighborhood; nor will it hinder 
the development or use of buildings in the 
neighborhood or impair the value thereof.   

The proposed development will not restrict or cut out 
light and air on the property, or on property in the 
neighborhood. The proposal features a temporary 
accessory structure to an existing medical office.  
  

The improvement of any commercial or industrial 
structure will not have a substantial detrimental 
impact on the character or value of an adjacent 
residential zoning district.   

  

The development of this site will not have a detrimental 
impact on the character or value of an adjacent zoning 
district since there are no residential improvements or 
zone in 300’ proximity to the requested use, and the 
use is accessory to the existing structure and service 
provided.  
  

The proposed development will not excessively 
damage or destroy natural features, including 
trees, shrubs, creeks, and the natural grade of 
the site.   

The subject property is already developed, and 
existing on-site trees will be preserved.  The parking 
lot area associated with the project features an 
undergrounded segment of Gibson Creek. Per Ukiah 
City Code (UCC) §9230.8, Gibson Creek provides 
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AGENDA ITEM NO. 6a 
Department of Community Development 

300 Seminary Ave. 
Ukiah, CA  95482 

planning@cityofukiah.com  

 

 
Design Review Board Staff Report 

New Life Clinic MaSDP 
280 East Standley Street 

File No. 22-7977 

  

riparian and aquatic habitat that supports a variety of 
insects, amphibians, fish, and animals and serves as 
a water source and migration corridor for wildlife. 
While improvements to the creek area remain 
outstanding, the proposed modular structure is not 
permanent and will be conditioned for removal as 
part of this Site Development Permit, thereby not 
prohibiting the intention of the DZC. 

There is sufficient variety, creativity, and 
articulation to the architecture and design of the 
structure(s) and grounds to avoid monotony 
and/or a box-like uninteresting external 
appearance.  

It is recommended that the Design Review Board 
assess the design of the proposed project and make 
recommendations for the applicant to align the 
proposal with the requirements for a Site 
Development Permit recognizing that modifications to 
modular structures are limited.  

 
STAFF REQUEST 
Staff is requesting the DRB review the project for consistency with the Downtown Zoning Code 
design standards and Site Development Permit findings to make a recommendation to the 
Planning Commission. 
 
ATTACHMENTS 
 

1. Application; Project Description; Site Plan; Architectural Details & Elevations; 
2. Lease (City of Ukiah & New Life, LLC) 
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Planning Permit Application 
Application Number: 
CID Number: 
Date Received (place CDD stamp below): 

PROJECT  NAME: 

PROJECT ADDRESS/CROSS STREETS: Assessor Parcel NUMBER(S): 

APPLICANT/AUTHORIZED AGENT NAME: PHONE NO: E-MAIL ADDRESS: 

APPLICANT/AUTHORIZED AGENT ADDRESS: CITY: STATE/ZIP: 

PROPERTY OWNER IF OTHER THAN APPLICANT/AGENT: PHONE NO: FAX NO: E-MAIL ADDRESS: 

PROPERTY OWNER ADDRESS IF OTHER THAN APPLICANT CITY: STATE/ZIP: 

□ AIRPORT LAND USE COMM.
DETERMINATION  REFERRAL 

100.0800.611.003 

$ □ REZONING – PLANNED 

DISTRICT

100.0800.611.001 

$ □ USE PERMIT – AMENDMENT 

100.0400.449.001 

$ 

□ ANNEXATION

100.0800.611.001 

$ □ SITE DEVELOPMENT PERMIT 

– AMENDMENT

100.0400.449.001

$ □ USE PERMIT – MAJOR

100.0400.449.001 

$ 

□ APPEAL 

100.0400.449.001 

$ □ SITE DEVELOPMENT PERMIT 

–MAJOR 100.0400.449.001

$ □ USE PERMIT – MINOR 

100.0400.449.001 

$  

□ GENERAL PLAN AMENDMENT 

100.0800.611.001 

$ □ SITE DEVELOPMENT PERMIT 

– MINOR  100.0400.449.001

$ □ VARIANCE – MAJOR OR MINOR
100.0400.449.001 

$ 

□ MURAL PERMIT 

100.0400.449.001 

$ □ SPECIFIC/MASTER PLAN 

100.0800.611.003 

$ □ DETERMINATION OF APPROPRIATE
USE- "DIRECTOR"S DETERMINATION"

$ 

□PRE-DEVELOPMENT MEETING 

100.0800.611.003 

$ □MINOR 

SUBDIVISION/TENTATIVE PARCEL

MAP   (4 OR FEWER LOTS)
100.0800.610.001 

$ □ ZONING AMENDMENT MAP OR 

TEXT 

100.0800.611.001

$ 

□ STAFF RESEARCH (MORE THAN 1

HOUR)
10023100.41153 

$    MAJOR

SUBDIVISION/TENTATIVE 

SUBDIVISION MAP

(5 OR MORE LOTS) 

100.0800.610.001

$ □ REZONING 

100.0800.611.001 

$ 

□ LOT LINE ADJUSTMENT OR 

MERGER 

100.0800.610.001 

$ □ TELECOMMUNICATIONS

ADMINISTRATIVE REVIEW

PERMIT(1-15 LOCATIONS) 

$ □ OTHER 
$ 

NOTE: OTHER PLANNING PERMIT FEES WILL INCLUDE COUNTY RECORDER FEES AND CALIFORNIA ENVIRONMENTAL QUALITY ACT FILING FEES. TYPICALLY, THESE ARE DUE 

PRIOR TO HEARING OF THE PROJECT. FOR INITIAL STUDIES AND ENVIRONMENTAL IMPACT REPORTS, FEES WILL BE DUE AT THE TIME OF APPLICATION.  

To Be Completed by Staff 
General Plan Designation: Zoning District: Airport Land Use Designation: 

City’s Architectural & Historic 
Inventory: 
□ YES □ NO

Age of Building (if proposing 
demolition): 

Flood Designation: 

Notes: 

 Community Development Department 
Planning Division 

300 Seminary Ave., Ukiah CA 95482 
Email: planning@cityofukiah.com 

Web: www.cityofukiah.com 
Phone: (707) 463 -6268 

Fax: (707) 463-6204 

Downtown Core (DC) General Urban

N/A

Zone 6

FEMA Floodway

Attachment 1
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Project Description 

Please attach a written project description including summary of work (both interior and exterior for construction and 
operation) and/or business proposed. The purpose of the project description is to assist Staff in understanding the 
project. The project description will also be included in the Staff Report required to review (and ultimately approve or 
deny) the planning permit. Providing complete information will help expedite the project review process and in 
determining what additional information, if any, related to the project and required environmental review is required.  

Environmental Review and Reports 

Please be aware that projects are required to comply with the California Environmental Quality Act (CEQA). Projects 
will be reviewed by Staff for compliance with CEQA and Staff will determine the appropriate CEQA document to prepare 
for the project (exemption, negative declaration, etc.). In order to make this determination, specific reports (traffic, 
arborist, soils, etc.) and or additional information may be required.  

Use Information (Not applicable to Telecommunication Administrative Review Permits) 

Please provide the following information related to the use of the site and building: 

Description of Building & Site 

Parcel Size: Building Size: Number of Floors: 

Use of Building (check all that apply) Description Square Footage Number of Units/Suites 

□ Office (business/professional)

□ Office (medical/dental)

□ Retail

□ Light Industrial

□ Residential

□ Other:

Operating Characteristics 
Days and Hours of Operation: 

Number of Shifts: Days and Hours of Shifts: 

Number of Employees/Shift: 

Loading Facilities:  □ Yes □ No Type/Vehicle Size: 

Deliveries: 
□ Yes □ No

Type: Number (day/week/month): Time(s) of Day: 

Outdoor areas associated with 
use? (check all that apply)  
□ Yes □ No

Sales area: 
□ Yes      □  No
Square Footage:

Unloading of deliveries: 
□ Yes      □  No
Square Footage:

Storage: 
□ Yes      □  No
Square Footage:

Noise Generating Use? □ Yes □ No Description: 
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AUTHORIZED AGENT 

I,______________________________________________ , owner authorize _____________________________ 
to act on my behalf for this project and I have read and agree with all of the above. (Application must be signed by 
owner). 

PROPERTY OWNER SIGNATURE DATE 

I, _______________________________________________, am the owner  /   authorized agent of the property 
for which the development is proposed. The above information and attached documents are true and accurate to the 
best of my knowledge. 
I have read and agree with all of the above. 

I hereby authorize employees of the City of Ukiah, the City’s authorized agents, and persons with review or decision 
making authority for the project to enter upon the subject property, as necessary, to inspect the premises, post notices, 
and process this application. 

I understand that conditions of approval may be placed on my project by the city of Ukiah and it is my responsibility to 
fully understand the conditions and ask questions about them before action is taken on my planning permit.     

 OWNER   /   AUTHORIZED AGENT DATE 

INDEMNIFICATION AGREEMENT 

As part of this application, the applicant agrees to defend, indemnify, and hold harmless the City of Ukiah, its agents, 
officers, council members, employees, boards, commissions or Council from any claim, action or proceeding brought 
against any of the foregoing n individuals  or entities, the purpose of which is to attack, set aside, void, or annul any 
approval of the application or related decision, or the adoption or certification of any environmental documents or 
negative declaration which relates to its approval.  This indemnification shall include, but is not limited to, all damages, 
costs, expenses, attorney fees or expert witness fees that may be awarded to the prevailing party arising out of it or in 
connection with the approval of the application or related decision, whether or not there is concurrent, passive, or active 
negligence on the part of the City, its agents, officers, council members, employees, boards, commissions of Council.  
If for any reason, any portion of this indemnification agreement is held to be void or unenforceable by a court of 
competent jurisdiction, the remainder of the agreement shall remain in full force and effect. 

The City of Ukiah shall have the right to appear and defend its interests in any action through its City Attorney or outside 
counsel.  The applicant shall not be required to reimburse the City for attorney’s fees incurred by the City Attorney of 
the City’s outside counsel if the City chooses to appear and defend itself in the litigation. 

I have read and agree to all of the above. 

 PROPERTY OWNER   /   AUTHORIZED AGENT

(PLEASE PRINT NAME) 

 PROPERTY OWNER   /   AUTHORIZED AGENT  DATE 

(SIGNATURE) 

Revised 09/03/2019 

Robert Kershner Daniel Grassi

January 25th, 2024

January 25th, 2024

Robert Kershner

January 25th, 2024
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January 30, 2024 

City of Ukiah – Planning Division 

300 Seminary Ave,   

Ukiah, CA 95482  

Re:    New Life Clinic Expansion – New Modular Building 

LPA Project No. 30953 

To whom it may concern: 

1  

47 

240  

50.7% 

27 

1:30 

27% 

1 

7 

The above numbers tell a story about the desperate need for expanded treatment of opioid use 

disorder in Ukiah: 

1: Mendocino County is number one in the State of California when it comes to any opioid 

related deaths. This means we have the highest death rate of all coun6es in the state.  

47: The number of people who died from opioid overdoses in Mendocino County in 2021. 

240: The current pa6ent census at New Life Clinic.  
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50.7%: The pa6ent census at New Life Clinic grew by 50.7% in just one year between August 

2022 and August 2023.  

 

27: The current number of employees working at New Life Clinic. We have outgrown the ability 

to accommodate new staff in order to address the growing number of pa6ents seeking help at 

our facility.  

 

1:30: The ra6o of counselors to pa6ents that we need to operate our clinic. This means we need 

room for addi6onal counselors because our pa6ent popula6on has grown at such a high rate.  

 

27%: The percentage of pa6ents at New Life Clinic who receive mental health treatment 

through our clinic. Our ability to combine treatment for substance use disorder, limited primary 

care/urgent care, and mental health treatment helps us treat the whole person when we help 

pa6ents.  

 

1: We are reques6ng permission to erect one modular building on the site that we currently 

lease from the City of Ukiah. We have partnered with WilScot, who manufactures modular units 

that can be connected to form a larger building. These modular units are approved at the state 

level and leased for a determined amount of 6me. The intent of this new modular building is to 

be used as an extension of the exis6ng building for office space. It will provide a simple path of 

travel for people whose main entrance into the exis6ng building is along Standley Street. This 

requires that the new modular building be located as close as possible to the exis6ng building, 

with an accessible path of travel and ease of use.   

 

7: The number of excep6ons that we are reques6ng from the City of Ukiah in order to expand 

office space to serve the growing and urgent need for our life-saving services in the community. 

This is the most cri6cal number in our list because it is the one that can affect all of the others. 

With seven excep6ons, we can provide more space to accommodate staff and save lives. We 

can con6nue our efforts to lower opioid overdose deaths in our city and county, and we can 

con6nue to partner with pa6ents in their recovery. We ask you to consider these seven 

excep6ons in light of the 240 people who are currently receiving dignifying and compassionate 

care at our state-of-the art facility and in light of the number of lives lost to this epidemic. 

Lowering the death toll in this crisis is a community effort. We are grateful to the city for your 

role in allowing us to help so many people thus far through leasing the building that houses our 

clinic. It has had a ripple effect on many lives. It is our hope that we can increase that effect 

through your considera6on of our requests for excep6ons. You will find them in the aAached 

narra6ve from our architect. 

 

Sincerely,  

 

OneTogether Solu6ons, on behalf of New Life Health Authority 
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Narra�ve on the Proposed Scope of Work for the New Life Clinic 

Expansion – New Modular Building  
  

The existing New Life Clinic is operated by OneTogether Solutions on behalf of New Life Health 

Authority and is located in an existing city-owned building at 280 E. Standley St, Ukiah, CA, 

95482. The existing clinic is currently functioning as a state-of-the-art comprehensive substance 

abuse disorder treatment center with a mission to inspire hope and save lives – healing 

individuals, families, and communities along the way.   

  

The existing clinic is comprised of doctors’ offices, exam rooms, group and individual counseling 

rooms, administrative and support rooms. 

    

In reviewing the City of Ukiah’s Downtown Zoning Code (DZC), per Table 27 (Site Development 

Permit Procedures), it notes that if the project seeks more than two (2) ‘minor’ exceptions or a 

‘major’ exception, Planning Commission review is required.   

  

Below is a list of the minor and major exceptions based on the DZC and the site being located in 

the GU General Urban zoning district.   

  

Per Table 4: Site Development Standards  

1. In the GU zoning district, the building types that are allowed are Courtyard, Rear 

Yard, and side Yard with the modification to standard of a Major Exception.  

  

Per Table 5 Building Types & Table 6 Principal Building Standards  

1. 9225.5 Building Setbacks: Major Exception   

Modular building is shown to be located 10’-0” from the existing building due to 

path of travel for clients to the counseling rooms. This property is considered a 

Double Frontage Lot.  

Building Siting (Setbacks) Requirements:   

• Front: 10’ max: Smith and Standley frontages   

• Side: 10’ max: Mason St frontage (proposed building location exceeds this 

max setback)  

• Rear: No rear setback for double frontage lots  

  

Per Table 6: Principal Building Standards  

1. Building Height: Major Exception   

New buildings are required to be a minimum/maximum of 2 stories. Proposed 

building is a single-story modular building that includes the necessary size and layout 

of the spaces OTS requires for their additional needs without having to add a second 

floor and two sets of stairs, in addition to ramps to access the first floor.  

2. Number of Buildings: Minor Exception   
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4

In the GU zoning district, the number of principal buildings is one (1) with more than 

one (1) building on the lot being a modification to the standard. The proposed 

modular building cannot be considered an accessory building.   

Per Table 9: Development Standards for all Land Uses 

1. Trash / Recycling Receptacles

Location: Proposed location of trash/recycling receptacles and screened perimeter

to be relocated on the existing parking lot as shown on the site plan included in the

design documents. This potentially could be a Major Exception – to be determined

by the planning review committee.

2. Fencing:  Major Exception

The existing lot has a chain link fence that is noted to remain, no new work. The site

plan included in the design documents note a new fence, to match existing, at the

area of parking on the adjacent lot that OTS had discussed leasing from the city.

Under Table 9, the use of chain link is prohibited so an exception is required.

Per Table 10: Landscaping Standards for all Developments 

1. Trees: All existing trees shall be retained and preserved as required in Section

9229 – Tree preservation and planting requirements. No trees to be removed in this

proposed scope of work.

Per Table 11: Frontage Types and Storefront Standards 

1. Façade Orientation: Minor Exception

Due to the path of travel from the existing building to access the counseling rooms

in the proposed modular building, the main entrance into the modular building is

being shown as directly across from the exterior exits of the existing building prior to

the entering the uncovered existing parking lot.

Per Table 12: Architectural Elements and Materials 

1. Existing building: No modifications as part of this proposed development

2. Materials: Minor Exception

Exterior Materials are provided by the modular building manufacturer as a standard

and are not modifiable. Exterior material is made of metal panels – refer to 3D

rendering provided in the design documents for more information and panel

layout.

3. Roof of modular building:

Modular building roof is part of each unit and is flat. There is no mechanical

equipment located on the roof.

Per Table 14: Number of Parking Spaces Required by Zone 

1. Open Parking:

In the GU zoning district, the number of required parking spaces is 1 for every 300

gross square feet. In the proposed design, the existing parking lot is to remain with

the relocation of the two (2) existing accessible parking spots & aisle, and the
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existing EV parking spot. No other new parking is currently planned on the existing 

lot. OTS has been in discussions with the City of Ukiah to lease a portion of the 

adjacent parking lot that the city owns to use for clinic staff.   

  

Per Table 18: Open Parking Lot Design Standards  

1. Landscaping: Exception not required.   

All existing landscaping to remain in the existing open parking lot, proposed design 

does not remove or add any landscaping to the lot. Per note regarding existing 

facilities – Existing open parking facilities as of the date of the adoption of this code, 

shall be considered legal at the time of their creation. The existing lot has an 

irrigation system in place to service the existing landscaping.   

  

Per Table 24: Required Parking Lot Trees  

1. No additional parking lot trees are noted to be installed in the existing parking 

lot. The site contains existing trees to remain, none added or removed in the 

proposed scope of work.   

  

Per 9230.7 Pedestrian / Bike Paths  

1. The existing lot is along the Gibson Creek Corridor. There is a section of the 

existing parking lot that includes an area of the Gibson Creek that is comprised of a 

dry creek bed with plants and a chain link fence around it. The entire portion of the 

creek residing on the lot is separated from the neighborhood by an existing chain 

link fence around the entire parking lot and is inaccessible to any bike or 

pedestrians.  No change to creek access as part of this proposed work.   

  

Sincerely,  

LPA, Inc.  

  

Theresa Maurer  

2675 Truxtun Rd.  

San Diego, CA 92106  

   

  

cc: Daniel Grassi (dgrassi@ots.health)  
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Revision Date

ARCHITECTURE  ENGINEERING  INTERIORS

LANDSCAPE ARCHITECTURE  PLANNING

LPADesignStudios.com

619-795-2555 Office

619-795-2552 Fax

2765 Truxtun Road

San Diego, California 92106

NEW LIFE CLINIC EXPANSION

280 E STANDLEY ST.
UKIAH, CA 95482

30953.02

NEW MODULAR BUILDING

SITE DEVELOPMENT PERMIT SET 

DRAWINGS ARE FOR SITE
DEVELOPMENT PERMIT ONLY -

NOT FOR CONSTRUCTION

UPDATED - 02/20/2024
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# POUND OR NUMBER
(E) EXISTING
(P) PAINT
(R) REMOVE

ACOUS.ACOUSTICAL
A.C. ASPHALTIC CONCRETE
A.D. AREA DRAIN
ADJ. ADJUSTABLE
AFF. ABOVE FINISH FLOOR
AGGR. AGGREGATE
ALUM. ALUMINUM
APPROX. APPROXIMATE
ARCH. ARCHITECTURAL
ASPH. ASPHALT

BD. BOARD
BITUM. BITUMINOUS
BLDG. BUILDING
BLK. BLOCK
BLK'G. BLOCKING
BM. BEAM
B.O.C. BACK OF CURB
BOT. BOTTOM
B.O.W. BOTTOM OF WALL/

BACK OF WALL
B.S. BOTTOM OF SLOPE

CAB. CABINET
C.B. CATCH BASIN
CEM. CEMENT
CER. CERAMIC
C.I. CAST IRON
C.I.P. CAST IN PLACE
CIV. ENG. CIVIL ENGINEER
C.G. CORNER GUARD
C.J. CONTROL JOINT
CLG. CEILING
CLKG. CAULKING
CLO. CLOSET
CLR. CLEAR
CNTR. COUNTER
C.O. CASED OPENING
COL. COLUMN
CONC. CONCRETE
CONN. CONNECTION
CONSTR. CONSTRUCTION
CONT. CONTINUOUS
CORR. CORRIDOR
C.T. CERAMIC TILE
CTR. CENTER
CTSK. COUNTERSUNK

D.A. DISABLED ACCESS
DBL. DOUBLE
DEPT. DEPARTMENT
DESC. DESCRIPTION
D.F. DRINKING FOUNTAIN
DET. DETAIL
DIA. DIAMETER
DIM. DIMENSION
DISP. DISPENSER
DN. DOWN
D.O. DOOR OPENING
DR. DOOR
DWR. DRAWER
DS. DOWNSPOUT
D.S.P. DRY STANDPIPE
DWG. DRAWING

E. EAST
EA. EACH
E.J. EXPANSION JOINT
EL. ELEVATION
ELEC. ELECTRICAL
ELEV. ELEVATOR
EMER. EMERGENCY
ENCL. ENCLOSURE
E.P. ELECTRICAL PANELBOARD
EQ. EQUAL
EQUIP. EQUIPMENT
E.W.C. ELECTRIC WATER COOLER
EXIST. EXISTING

EXPO. EXPOSED
EXP. EXPANSION
EXT. EXTERIOR

F.A. FIRE ALARM
F.B. FLAT BAR
F.D. FLOOR DRAIN
FDN. FOUNDATION
F.E. FIRE EXTINGUISHER
F.E.C. FIRE EXTINGUISHER 
CABINET
F.H.C. FIRE HOSE CABINET
FIN. FINISH
FLR. FLOOR
FLASH. FLASHING
FLUOR.FLUORESCENT
F.O.C. FACE OF CONCRETE
F.O.F. FACE OF FINISH
F.O.M. FACE OF MASONRY
F.O.S. FACE OF STUD
F.O.V. FACE OF VENEER (BRICK OR 

PRECAST)
F.O.W. FACE OF WALL
F.R. FIRE RETARDANT
FPRF. FIREPROOF
F.S. FINISH SURFACE
FT. FOOT OR FEET
FTG. FOOTING
FURR. FURRING
FUT. FUTURE

GA. GAUGE
GALV. GALVANIZED
G.B. GRAB BAR
GC GENERAL CONTRACTOR
G.I. GALVANIZED IRON
GL. GLASS
GND. GROUND
GR. GRADE
GYP. GYPSUM

H.B. HOSE BIB
H.C. HOLLOW CORE
HDWD. HARDWOOD
HDW. HARDWARE
H.M. HOLLOW METAL
HORIZ. HORIZONTAL
HR. HOUR
HGT./HT. HEIGHT

I.D. INSIDE DIAMETER
INSUL. INSULATION
INT. INTERIOR

JAN. JANITOR
JT. JOINT

KIT. KITCHEN

LAB. LABORATORY
LAM. LAMINATE
LAND. ARCH. LANDSCAPE 

ARCHITECT
LAV. LAVATORY
LKR. LOCKER
LT. LIGHT

MATL. MATERIAL
MAX. MAXIMUM
M.C. MEDICINE CABINET
MECH. MECHANICAL
MEMB. MEMBRANE
MET. METAL
MFR. MANUFACTURER
MH. MANHOLE
MIN. MINIMUM
MIR. MIRROR
MISC. MISCELLANEOUS
M.O. MASONRY OPENING
MTD. MOUNTED
MUL. MULLION

N. NORTH
N.I.C. NOT IN CONTRACT
NO./# NUMBER
NOM. NOMINAL
N.T.S. NOT TO SCALE

OA. OVERALL
O.A. OUTSIDE AIR
OBS. OBSCURE
O.C. ON CENTER
O.D. OUTSIDE DIAMETER
OFF. OFFICE
OPNG. OPENING
OPP. OPPOSITE
OSA OUTSIDE AIR

PA PLANTING AREA
PRCST.PRECAST
P.H. PANIC HARDWARE
PL. PLATE
P. LAM. PLASTIC LAMINATE
PLAS. PLASTER
PLYWD. PLYWOOD
P.O.T. PATH OF TRAVEL
PR. PAIR
PT. PAINT
P.T.D. PAPER TOWEL DISPENSER
P.T.D./R COMBINATION 

PAPER TOWEL DISPENSER & 
RECEPTACLE

PTN. PARTITION
P.T.R. PAPER TOWEL RECEPTACLE

Q.T. QUARRY TILE

R. RISER
RAD. RADIUS
R.D. ROOF DRAIN
REF. REFERENCE
REFR. REFRIGERATOR
RGTR. REGISTER
REINF. REINFORCED
REQD. REQUIRED
RESIL. RESILIENT
RM. ROOM
R.O. ROUGH OPENING
R.O.W. RIGHT OF WAY
RWD. REDWOOD
R.W.L. RAIN WATER LEADER

S. SOUTH
S.C. SOLID CORE
S.C.D. SEAT COVER DISPENSER
SCHED. SCHEDULE
S.D. SOAP DISPENSER
SECT. SECTION
S.F. SQUARE FEET
SH. SHELF
SHR. SHOWER
SHT. SHEET
SIM. SIMILAR
S.N.D. SANITARY NAPKIN 
DISPENSER
S.N.R. SANITARY NAPKIN 
RECEPTACLE
SPEC. SPECIFICATION(S)
SQ. SQUARE
S.S. STAINLESS STEEL
S. SK. SERVICE SINK
STA. STATION
STD. STANDARD
STL. STEEL
STOR. STORAGE
STR. STRUCTURAL
SUSP. SUSPENDED
SYM. SYMMETRICAL

T. TREAD
T.B. TOWEL BAR
T.C. TOP OF CURB
TEL. TELEPHONE
TER. TERRAZZO
T.&G. TONGUE & GROOVE
THK. THICK
T.O.B. TOP OF BEAM
T.O.C. TOP OF CONCRETE
T.O.W. TOP OF WALL
T.O.P. TOP OF PARAPET
T.P.D. TOILET PAPER DISPENSER
T.S. TOP OF SLOPE
T.V. TELEVISION
TYP. TYPICAL

UNF. UNFINISHED
U.N.O. UNLESS NOTED OTHERWISE
UR. URINAL

V.C.T. VINYL COMPOSITION TILE
VERT. VERTICAL
VEST. VESTIBULE

W. WEST
W/ WITH
W.C. WATER CLOSET
WD. WOOD
W/O WITHOUT
WP. WATERPROOF
W.R. WATER RESISTANT
WSCT. WAINSCOT
WT. WEIGHT
W.W.F. WELDED WIRE FABRIC
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11B-201.4 CONSTRUCTION SUPPORT FACILITIES. These requirements shall apply to 
temporary or permanent construction support facilities for uses and activities not directly 
associated with the actual processes of construction, including but not limited to offices, 
meeting rooms, plan rooms, other administrative or support functions. When provided, toilet 
and bathing facilities serving construction support facilities shall comply with 11B-213. When 
toilet and bathing facilities serving construction support facilities are provided by portable 
units, at least one of each type shall be accessible and connected to the construction support 
facilities it serves by an accessible route. 

EXCEPTION: During construction an accessible route shall not be required between site 
arrival points or the boundary of the area of construction and the entrance to the construction 
support facilities if the only means of access between them is a vehicular way not providing 
pedestrian access.

ACCESSIBLE CONSTRUCTION SUPPORT 

FACILITIES

TEL: 858.951.7711

ONE TOGETHER SOLUTIONS

CLIENT INFORMATION

BOULDER, CO 80301

6650 GUNPARK DR.

CONTACT:  DAN GRASSI E-MAIL: DGRASSI@OTS.HEALTH

TEL:  619.929.3963

LPA, INC.

INTERIOR DESIGNER

SAN DIEGO, CA 92106

2765 TRUXTUN RD

CONTACT:  THERESA MAURER
E-MAIL:
TMAURER@LPADESIGNSTUDIOS.COM

TEL:  619/795-2555

LPA, INC.

LANDSCAPE ARCHITECT

SAN DIEGO, CA 92106

2765 TRUXTUN RD

CONTACT:   ROCIO GERTLER E-MAIL: rgertler@lpadesignstudios.com

TEL:  949/261-1001

LPA, INC.

ELECTRICAL ENGINEER

IRVINE, CA  92617

5301 CALIFORNIA AVE, SUITE 100

CONTACT:   STEVE BAKIN E-MAIL: sbakin@lpadesignstudios.com

TEL:  949/261-1001

LPA, INC.

PLUMBING ENGINEER

IRVINE, CA  92617

5301 CALIFORNIA AVE, SUITE 100

CONTACT:  JAY KIM E-MAIL: jhkim@lpadesignstudios.com

TEL:  707.372.1127

WILLSCOT

MODULAR BUILDING SYSTEMS

WEST SACRAMENTO, CA, 95691

2910 RAMCO ST

CONTACT:  TOMMY COBB
E-MAIL:
TOMM.COBB@WILLSCOT.COM

THESE PLANS AND SPECIFCATIONS DO NOT PROVIDE ANY DIRECTION 
OR INSTRUCTIONS TO CONTRACTORS, SUBCONTRACTORS, MATERIAL 
SUPPLIERS OR THEIR EMPLOYEES OR AGENTS RELATED TO 
CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES OR 
PROCEDURES, SAFETY PRECAUTIONS, MANNERS OR METHODS OF 
EGRESS OR INGRESS, INCLUDING BUT NOT LIMITED TO JOB SITE 
SAFETY, THE PHYSICAL CONDITION OF THE JOB SITE, THE MANNER OR 
METHOD IN WHICH THE AREA WHERE WORK IS PERFORMED IS 
ACCESSED BY WORKERS, AND SAFETY PROGRAMS OR SAFETY 
PROTOCOLS OF ANY KIND  IN CONNECTION WITH THE WORK.  ALL OF 
THE FOREGOING ARE SOLELY AND EXCLUSIVELY THE RESPONSIBILITY 
OF THE CONTRACTOR, SUBCONTRACTOR, MATERIAL SUPPLIERS, OR 
ANY AGENTS OR EMPLOYEES THEREOF.

THE ARCHITECT EXPRESSLY DISCLAIMS ANY CONTROL OVER AND 
RESPONSIBILITY FOR CONSTRUCTION MEANS, METHODS, 
TECHNIQUES, SEQUENCES OR PROCEDURES, SAFETY PRECAUTIONS, 
MANNERS OR METHODS OF EGRESS OR INGRESS, INCLUDING BUT 
NOT LIMITED TO JOB SITE SAFETY, THE PHYSICAL CONDITION OF THE 
JOB SITE, THE MANNER OR METHOD IN WHICH THE AREA WHERE 
WORK IS PERFORMED IS ACCESSED BY WORKERS, AND SAFETY 
PROGRAMS OR SAFETY PROTOCOLS OF ANY KIND  IN CONNECTION 
WITH THE WORK.

THE ARCHITECT HAS NOT CONDUCTED AN EVALUATION OR ANALYSIS 
OF SAFETY PROCEDURES OR APPLICABLE LAW REGARDING OR 
RELATING TO ACCESSING THE JOB SITE OR AREAS OF THE WORK 
DURING THE COURSE OF CONSTRUCTION. 

THE ARCHITECT, THE ARCHITECT’S DESIGNS, AND ANY OTHER WORK 
PERFORMED BY THE ARCHITECT DO NOT ADDRESS, ANALYZE OR 
PROVIDE ANY DIRECTION OR ADVICE TO ANY PERSON OR ENTITY ON 
WHETHER OR NOT THE USE OF EXISTING LADDERS, DOORS, RAILINGS, 
INGRESS AND INGRESS ROUTES OR THE LIKE ARE IN COMPLIANCE OR 
NON-COMPLIANCE WITH OSHA, CAL-OSHA(CALIFORNIA ONLY), OR ANY 
OTHER APPLICABLE STATUTE, REGULATION, OR STANDARD RELATED 
TO JOB SITE SAFETY DURING THE COURSE OF CONSTRUCTION OF THE 
IMPROVEMENTS. 

NOTICE TO PERSONS PERFORMING WORK ON JOB SITE, INCLUDING CONTRACTORS, 
SUBCONTRACTORS, MATERIAL SUPPLIERS AND ANY AGENTS OR EMPLOYEES THEREOF

RESPONSIBILTY FOR JOB SITE SAFETY

N

PROJECT NORTH

PROPOSED SITE
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280 E STANDLEY ST.
UKIAH, CA 95482
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This document and all other project documents, 
ideas, aesthetics and designs incorporated 
therein are instruments of service.  All project 
documents are copyright protected, are the 
property of LPA, Inc. (LPA) and cannot be lawfully 
used in whole or in part for any project or purpose 
except as set forth in the contractual agreement 
between LPA and its Client.  The unauthorized 
disclosure and/or use of the project documents 
(including the creation of derivative works), may 
give rise to liability for copyright infringement, 
unlawful disclosure, use or misappropriation of 
property rights held by LPA.  The unauthorized 
use of the project documents will give rise to the 
recovery of monetary losses and damages 
including attorney fees and costs for which the 
unauthorized user will be held liable.
Project documents describe the design intent of 
the work and are not a representation of as-built 
or existing conditions.  LPA is not responsible for 
any discrepancies between the project documents 
and the existing conditions.

© LPA, Inc.
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PROJECT DIRECTORYPROJECT SCOPE

MINIMAL SCOPE WORK TO INCLUDE RENOVATION OF EXISTING PARKING LOT AND 
(9 TOTAL) NEW PREFABRICATED MODULAR UNITS. MODULAR UNITS ARE FOR USE 
OF ADDITONAL COUNCELING SPACE FOR RENTING OPPORATORS. NO SCOPE AT 
EXISTING BUILDING. SITE UPGRADES INCLUDE TRASH RELOCATION AND 
RELOCATION OF ADA PARKING SPACES. 

VICINITY MAP0.0 - ABBREVIATIONS 0.0 - SYMBOLS LEGEND

GENERAL

G0.00 TITLE SHEET
G0.01 GENERAL INFORMATION

EXTERIOR SITE

L1.01 SITE PLAN
L5.01 CONSTRUCTION DETAILS

MODULAR BUILDING

MB1.00 MODULAR UNIT - FLOOR PLAN
MB2.00 FOUNDATION PLAN & SECTIONS
MB3.00 STRUCTURAL CALCULATIONS - PAGES 0-7
MB3.10 STRUCTURAL CALCULATIONS - PAGES 8-15
MB3.20 STRUCTURAL CALCULATIONS - PAGES 16-19
MB4.10 DECKING / RAMP LAYOUT
MB4.20 DECKING / RAMP NOTES
MB4.30 RAMP PLANS
MB4.40 RAMP OPTIONS / MODUALS
MB4.50 RAMP DETAILS
MB4.60 STAIR PLANS AND DETAILS

ELECTRICAL

E0.01 ELECTRICAL LEAD SHEET
E0.02 ELECTRICAL LEAD SHEET
E1.01 ELECTRICAL SITE PLAN
E4.01 SINGLE LINE DIAGRAM
E7.01 ELECTRICAL DETAILS
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SHEET INDEX

STORMWATER PREVENTION

THIS PROJECT SHALL COMPLY WITH ALL REQUIREMENTS OF THE STATE PERMIT; 
CALIFORNIA REGIONAL WATER QUALITY CONTROL BOARD, SAN DIEGO REGION, 
ORDER NO. 2001-01, NPDES NO. CAS108758.
(AVAILABLE AT: http://www.swrcb.ca.gov/rwqcb9/programs/sd_stormwater.html)

NOTES 1-6 BELOW REPRESENT KEY MINIMUM REQUIREMENTS FOR 
CONSTRUCTION BMP'S.

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CLEANUP OF ALL SILT AND
MUD ON ADJACENT STREET(S), DUE TO CONSTRUCTION VEHICLES OR ANY OTHER
CONSTRUCTION ACTIVITY, AT THE END OF EACH WORK DAY, OR AFTER STORM
EVENT THAT CAUSES BREECH IN INSTALLED CONSTRUCTION BMP'S WHICH MAY
COMPROMISE STORM WATER QUALITY WITHIN ANY STREET(S). A STABILIZED
CONSTRUCTION EXIT MAY BE REQUIRED TO PREVENT CONSTRUCTION VEHICLES
OR EQUIPMENT FROM TRACKING MUD OR SILT ONTO THE STREET.

2. ALL STOCKPILES OF SOIL AND/OR BUILDING MATERIALS THAT ARE INTENDED
TO BE LEFT FOR A PERIOD GREATER THAN SEVEN CALENDAR DAYS ARE TO BE
COVERED. ALL REMOVABLE BMP DEVISES SHALL BE IN PLACE AT THE END OF
EACH WORKING DAY WHEN THE FIVE DAY RAIN PROBABILITY FORECAST EXCEEDS
40%.

3. A CONCRETE WASHOUT SHALL BE PROVIDED ON ALL PROJECTS WHICH
PROPOSE THE CONSTRUCTION OF ANY CONCRETE IMPROVEMENTS WHICH ARE
TO BE POURED IN PLACE ON SITE.

4. THE CONTRACTOR SHALL RESTORE ALL EROSION/SEDIMENT CONTROL
DEVICES TO WORKING ORDER AFTER EACH RUN-OFF PRODUCING RAINFALL
AFTER ANY MATERIAL BREACH IN EFFECTIVENESS.

5. ALL SLOPES THAT ARE CREATED OR DISTURBED BY CONSTRUCTION ACTIVITY
MUST BE PROTECTED AGAINST EROSION AND SEDIMENT TRANSPORTATION AT
ALL TIMES.

6. THE STORAGE OF ALL CONSTRUCTION MATERIALS AND EQUIPMENT MUST BE
PROTECTED AGAINST ANY POTENTIAL RELEASE OF POLLUTANTS INTO THE
ENVIRONMENT.

(E) MAIN BUILDING SETBACKS

(E) MAIN BUILDING TYPES

APPLICABLE CODE

LIST OF APPLICABLE CODES

2022 CALIFORNIA ADMINISTRATIVE CODE (CAC), PART 1, TITLE 24 CCR

2022 CALIFORNIA BUILDING CODE (CBC), PART 2, TITLE 24 CCR 

2022 CALIFORNIA ELECTRICAL CODE (CEC), PART 3, TITLE 24 CCR

2022 CALIFORNIA MECHANICAL CODE (CMC), PART 4, TITLE 24 CCR

2022 CALIFORNIA PLUMBING CODE (CPC), PART 5, TITLE 24 CCR

2022 CALIFORNIA ENERGY CODE, PART 6, TITLE 24 CCR 

2022 CALIFORNIA FIRE CODE (CFC), PART 9, TITLE 24 CCR

2022 CALIFORNIA EXISTING BUILDING CODE (CEBC), PART 10, TITLE 24 CCR 

2022 CALIFORNIA GREEN BUILDING STANDARDS CODE (CALGREEN), PART 11, 
TITLE 24 CCR

2022 CALIFORNIA REFERENCED STANDARDS CODE, PART 12, TITLE 24 CCR

TITLE 19 CCR, PUBLIC SAFETY, STATE FIRE MARSHAL REGULATIONS

CONSTRUCTION NOTES

1. ALL CONSTRUCTION & MATERIALS SHALL BE AS SPECIFIED & IN ACCORDANCE
WITH ALL APPLICABLE CODES, ORDINANCES, LAWS, PERMITS & THE CONTRACT
DOCUMENTS

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE ACCURATE PLACEMENT
OF ALL NEW CONSTRUCTION ON THE SITE.

3. THE CONTRACTOR IS RESPONSIBLE FOR ALL EXISTING SURVEY MONUMENTS
WHICH MAY BE DISTURBED THROUGH CONSTRUCTION ACTIVITIES DEEMED
NECESSARY FOR PRESERVATION BY THE CIVIL ENGINEER.  IF SUCH MONUMENTS
WERE DISTURBED, THE APPLICANT SHALL HAVE A LICENSED LAND SURVEYOR
QUALIFIED CIVIL ENGINEER REESTABLISH ANY SUCH MONUMENTATION DAMAGED
OR DESTROYED DURING THE CONSTRUCTION OF THE PROJECT & SUBMIT
"PRELIMINARY CORNER RECORDS" TO THE CIVIL ENGINEER AFTER REPLACEMENT.
AFTER APPROVAL BY THE CIVIL ENGINEER, THE APPLICANT SHALL FILE THE
CORNER RECORDS WITH THE COUNTY SURVEYOR.  PRIOR TO THE EXONERATION
OF ANY SECURITY, EVIDENCE OF SUCH FILING SHALL BE FURNISHED TO THE CIVIL
ENGINEER.

4. THE CONTRACTOR IS RESPONSIBLE TO INSURE THAT TRUCK ROUTES SHALL BE
STEERED AWAY FROM RESIDENTIAL AREAS.

5. THE CONTRACTOR SHALL ENSURE THAT TRUCKS HAULING DIRT ON PUBLIC
ROADS TO & FROM THE SITE SHALL BE COVERED OR WILL MAINTAIN A 6"
DIFFERENTIAL BETWEEN THE MAX HGT OF ANY HAULED MATERIAL & THE TOP OF
THE HAUL TRAILER.  HAUL TRUCK DRIVERS SHALL WATER THE LOAD PRIOR TO
LEAVING THE SITE TO PREVENT SOIL LOSS DURING TRANSPORT.

6. THE CONTRACTOR SHALL ENSURE THAT GRADED SURFACES USED FOR OFF
ROAD PARKING, MATERIALS LAY-DOWN, OR AWAITING FUTURE CONSTRUCTION
SHALL BE STABILIZED FOR DUST CONTROL AS NEEDED. FREQUENTLY ACCESSED
UNPAVED AREAS SHALL BE PAVED AS EARLY AS POSSIBLE TO MINIMIZE DIRT
TRACKOUT TO PUBLIC RIGHTS-OF-WAY.

7. THE CONSTRACTOR SHALL COORDINATE ANY LANE CLOSURES OR DETOURS
WITH THE CITY/COUNTY.  FLAG PERSONS & APPROPRIATE TRAFFIC CONTROL
DEVICES SHALL BE USED AS NEEDED TO MINIMIZE CONSTRUCTION ACTIVITY
INTERFERENCE WITH OFF-SITE-TRAFFIC.

8. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS & SITE CONDITIONS BEFORE
STARTING WORK.  SHOULD A DISCREPANCY APPEAR IN THE CONTRACT
DOCUMENTS OR BETWEEN THE CONTRACT DOCUMENTS & EXISTING CONDITIONS,
NOTIFY THE ARCHITECT AT ONCE FOR INSTRUCTION ON HOW TO PROCEED.

9. SHOULD A CONFLICT OCCUR BETWEEN DWGS & SPECIFICATIONS, THE MORE
COSTLY CONDITION SHALL TAKE PRECEDENCE, UNLESS A WRITTEN DECISION
FROM THE ARCHITECT HAS BEEN OBTAINED WHICH DESCRIBES A CLARIFICATION
OR ALTERNATE METHOD AND/OR MATERIALS.

10. THE CONTRACTOR SHALL CONFINE HIS OPERATION ON THE SITE TO AREAS
PERMITTED BY OWNER.

11. THE JOBSITE SHALL BE MAINTAINED IN A CLEAN, ORDERLY CONDITION FREE 
OF DEBRIS & LITTER & SHALL NOT BE UNREASONABLY ENCUMBERED WITH ANY
MATERIALS OR EQUIPMENT.  EACH SUBCONTRACTOR IMMEDIATELY UPON 
COMPLETION OF EACH PHASE OF HIS WORK SHALL REMOVE ALL TRASH & DEBRIS
AS A RESULT OF HIS OPERATION.

12. ALL MATERIAL STORED ON THE SITE SHALL BE PROPERLY STACKED &
PROTECTED TO PREVENT DAMAGE & DETERIORATION. FAILURE TO PROTECT
MATERIALS MAY BE CAUSE FOR REJECTION OF WORK.

13. THE CONTRACTOR SHALL DO ALL CUTTING, FITTING, AND/OR PATCHING OF HIS
WORK THAT MAY BE REQUIRED TO MAKE ITS SEVERAL PARTS FIT TOGETHER
PROPERLY & SHALL NOT ENDANGER ANY OTHER WORK BY CUTTING,
EXCAVATING, OR OTHERWISE ALTERING THE TOTAL WORK OR ANY PART OF IT.
ALL PATCHING, REPAIRING AND REPLACING OF MATERIALS AND SURFACES, CUT
OR DAMAGED IN EXECUTION OF WORK, SHALL BE DONE WITH APPLICABLE
MATERIALS SO THAT SURFACES REPLACED WILL, UPON COMPLETION, MATCH
SURROUNDING SIMILAR SURFACES.

14. STRUCTURAL OBSERVATION WILL BE PERFORMED BY THE STRUCTURAL
ENGINEER. WHEN REQUIRED, A STATEMENT IN WRITING SHALL BE GIVEN TO THE
BUILDING OFFICIAL, STATING THAT THE SITE VISITS HAVE BEEN MADE & WHETHER
OR NOT ANY OBSERVED DEFICIENCIES HAVE BEEN CORRECTED TO CONFORM TO
THE APPROVED PLANS & SPECIFICATIONS.

15. SUBMITTAL DOCUMENTS FOR DEFERRED SUBMITAL ITEMS SHALL BE
SUBMITTED TO THE ARCHITECT OR ENGINEER OF RECORD, WHO SHALL REVIEW
THEM & RETURN THEM TO THE CONTRACTOR (WITH A NOTIFICATION INDICATING
THAT THE DEFERRED SUBMITTAL DOCUMENTS HAVE BEEN REVIEWED & THAT
THEY HAVE BEEN FOUND TO BE IN GENERAL CONFORMANCE WITH THE DESIGN
OF THE BUILDING) FOR PLAN CHECK APPROVAL.  THE DEFERRED SUBMITTAL
ITEMS SHALL NOT BE INSTALLED UNTIL THEIR DESIGN & SUBMITTAL DOCUMENTS
HAVE BEEN APPROVED BY THE AUTHORITY HAVING JURISDICTION.

16. PROVIDE ALL ACCESS PANELS AS REQUIRED BY GOVERNING CODES TO ALL
CONCEALED SPACES, VOIDS, ATTICS, ETC. VERIFY TYPE REQUIRED WITH
ARCHITECT PRIOR TO INSTALLATION.

17. NO PORTION OF WORK REQUIRING A SHOP DWG. OR SAMPLE SUBMISSION
SHALL BE COMMENCED UNTIL THE SUBMISSION HAS BEEN REVIEWED BY THE
ARCHITECT.  ALL SUCH PORTIONS OF THE WORK SHALL BE IN ACCORDANCE WITH
CORRECTED SHOP DWGS. AND SAMPLES.

18. DIMENSIONS:
ALL DIMS SHALL TAKE PRECEDENCE OVER SCALE.

19. DO NOT SCALE DRAWINGS

20. PROVIDE ALL NECESSARY BLOCKING, BACKING, & FRAMING FOR LIGHT
FIXTURES, ELECTRIC UNITS, A.C. EQUIPMENT, RECESSED ITEMS, AND ALL OTHER
ITEMS AS REQUIRED.

21. WHERE LARGER STUDS OR FURRING ARE REQUIRED TO COVER PIPING AND
CONDUITS, THE LARGER STUD SIZE OR FURRING SHALL EXTEND THE FULL
SURFACE OF THE WALL WIDTH AND LENGTH WHERE THE FURRING OCCURS, UNO.

22. ALL DOORS SHALL BE OPERABLE FROM THE INSIDE W/O THE USE OF A KEY OR
SPECIAL KNOWLEDGE OF EFFORT.  EXIT SIGNS SHALL BE PROVIDED AT ALL EXITS
AS REQUIRED BY THE APPLICABLE CODES.  ALL DOOR SWINGS SERVING AN
OCCUPANT LOAD OF 50 OR GREATER SHALL SWING IN THE DIRECTION OF TRAVEL.

23. SURVEYORS CERTIFICATE REQ. PRIOR TO FINAL COMPLETION.

24. THE CONTRACTOR SHALL COMPLY WITH THE APPLICABLE CODES FOR FIRE
SAFETY DURING CONSTRUCTION AND DEMOLITION.

ACCESSIBILITY NOTES

VICINITY MAP

DRAWINGS ARE FOR SITE
DEVELOPMENT PERMIT ONLY -

NOT FOR CONSTRUCTION

Page 25 of 77



ALL-GENDER

RESTROOM #10

COUNSELOR

OFFICE  #16

COUNSELOR

OFFICE  #14

CORRIDOR  #8

EXAM 2  #13

EXAM 1  #12

C
H

AS
E 

R
O

O
M

  #
15

COUNSELOR

OFFICE  #18
COUNSELOR

OFFICE  #19

LAB.

ROOM #9

STORAGE

ROOM #11

STORAGE

ROOM #24

DOCTOR

OFFICE #26

ADMINISTRATIVE

OFFICE #28

LOBBY #1

MED-CAL

OFFICE #2

STORAGE

ROOM #4

MED. STOR.

ROOM #7

WOMENS

RESTROOM #33

MENS

RESTROOM #35

U
N

FI
N

IS
H

ED
 C

H
AS

E 
R

O
O

M
  #

34

MECHANICAL

ROOM #41

JANITORS / ELECTRICAL ROOM #32

NURSES #5

BREAKROOM  #31

BASE FLOOR PLAN

CORRIDOR

 #42

CORRIDOR  #17

CORRIDOR
#21

CORRIDOR  #37

CORRIDOR

 #23

CHILD CARE

ROOM #36

GROUP COUNSELING

ROOM #38

COUNSELOR

OFFICE  #39

COUNSELOR

OFFICE  #40

CONFERENCE

ROOM  #20

STORAGE

ROOM #27

NURSES

DISPENSARY

ROOM #30

PATIENT

DISPENSARY

ROOM #29

ALL-GENDER

RESTROOM #25

GROUP COUNSELING

ROOM #3

CARPORT

RECEPTIONIST #6

RESTROOM

IMPROVEMENT

PLAN SEE

SHEET

GFI

RO
O

F SLO
PE

RO
O

F SLO
PE

A/C

A/C

A/C

A/C

EV
 C

HA
RG

IN
G

ON
LY

N
O

PA
RK

IN
G

N
O

PA
RK

IN
G

5'-0"

10'-0"

7'-0"

5'-0"

9'-0"

12'-0"

6'-0"

10'-1"

10'-4"

7'-9"

4'-0"

5'-7"

5'-0"

12'-0"
5'-0"

4'-0"

L1.01

SITE PLAN

1" = 10'-0"

This document and all other project documents,
ideas, aesthetics and designs incorporated
therein are instruments of service.  All project
documents are copyright protected, are the
property of LPA, Inc. (LPA) and cannot be lawfully
used in whole or in part for any project or purpose
except as set forth in the contractual agreement
between LPA and its Client.  The unauthorized
disclosure and/or use of the project documents
(including the creation of derivative works), may
give rise to liability for copyright infringement,
unlawful disclosure, use or misappropriation of
property rights held by LPA.  The unauthorized
use of the project documents will give rise to the
recovery of monetary losses and damages
including attorney fees and costs for which the
unauthorized user will be held liable.
Project documents describe the design intent of
the work and are not a representation of as-built
or existing conditions.  LPA is not responsible for
any discrepancies between the project documents
and the existing conditions.
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KEYNOTES

NOTE DESCRIPTION COLOR / FINISH/NOTES 

01

DET/
SHT

CONCRETE PAVING TO MATCH EXISTING; ADD 1/4"
SCORE JOINTS EVERY 5' MAX.

02

03

04

05

06

07

PAVEMENT STRIPING TO  MATCH EXISTING

CHAINK LINK FENCING TO MATCH EXISTING

CHAIN LINK PEDESTRIAN GATE TO MATCH EXISTING

TRASH ENCLOSURE 01/
L5.01

-
-

ACCESSIBLE SYMBOL 02/
L5.01

-
-

ACCESSIBLE PARKING STALL 02/
L5.01

-
-

REFERENCE KEYNOTES

NOTE DESCRIPTION

A EXISTING PAVING PROTECT IN PLACE

B EXISTING CURB PROTECT IN PLACE

C EXISTING SIGNAGE PROTECT IN PLACE

D EXISTING CONCRETE WHEEL STOP PROTECT IN PLACE

E

ACCESSIBLE SIGNAGE SALVAGED AND RELOCATED

F

CONCRETE WHEEL STOP SALVAGED AND RELOCATED

G

H

EXISTING TREE PROTECT IN PLACE

COMMENTS

EXISTING PAVEMENT STRIPING PROTECT IN PLACE

08

09

EXISTING FENCING PROTECT IN PLACE

EXISTING TRUNCATED DOMES PROTECT IN PLACE

BOLLARDS AND EV CHARGER SALVAGED AND RELOCATED

10

W/ CONCRETE PAD -
-

EV PARKING STALL 02
L5.01

-
-

11

TRUNCATED DOMES 02/
L5.01

TO MATCH EXISTING12

J EXISTING GATE PROTECT IN PLACE

NEW CONCRETE TO BE
FLUSH TO ADJACENT AREAS

REPAIR AS NECESSARY AFTER 
REMOVAL OF TRASH ENCLOSURE

NEW PLANTING AREAPA

MATERIALS PLAN 05

PROPOSED
MODULAR
BUILDING

J

F

06

07

10

09

DEMO (E) FENCE BACK TO NEAREST
FENCE POST TO ALLOW INSTALLATION OF
4' WIDE GATE.  DEMO (E) CURB TO MATCH.

REWIRE UNDERGROUND ELECTRICAL
CONDUIT TO RELOCATED PULL BOX FOR
ELECTRIC VEHICLE CHARGING STATION

G TYP.

TYP.

TYP.

TYP.

TYP.

F TYP.

ACCESSIBLE PATH 1.8%
MAX. IN BOTH DIRECTIONS

01
HF

A
TYP.

A
TYP.

A
TYP.

A
TYP.

E

C

LIMIT OF WORK

LIMIT OF WORK

LIMIT OF WORK

G

(E) BUILDING
(NO WORK)

J

REFER TO MODULAR
BUILDING DRAWINGS
FROM WILSCOT FOR

INFORMATION
REGARDING THE

BUILDING AND RAMPS

INFEED LOCATION FOR ELECTRICAL,
PLUMBING AND SEWER LINE.

CONTRACTOR TO COORDINATE
EXACT LOCATIONS AND

SPECIFICATIONS WITH WILSCOT

DEMO EXISTING CANOPY AND
ANY OTHER VERTICAL

ELEMENTS SUCH AS
RAILS/COLUMNS/POSTS

WITHIN BUILDING FOOTPRINT

12

DEMO EXISTING
ASPHALT/GROUND COVER

IN AREAS SHOWING NEW
CONCRETE

LIMIT OF WORK

04

ADD VINYL SLATS TO ENTIRE (E) PERIMETER CHAIN LINK FENCING. SUCH AS:
https://www.chainlinkfencing.org/chainlinkfence/privacyfenceslats.html

COLOR TO BE BROWN

ADD VINYL SLATS TO ENTIRE (E) PERIMETER CHAIN
LINK FENCING. SUCH AS:

https://www.chainlinkfencing.org/chainlinkfence/privacyfenceslats.html
COLOR TO BE BROWN

ADD VINYL SLATS TO TRASH ENCLOSURE CHAIN
LINK FENCING. SUCH AS:
https://www.chainlinkfencing.org/chainlinkfence/privacyfenceslats.html
COLOR TO BE  GREEN

INSTALL SCREENING VINES
AND SHRUBS AROUND THE
FENCE, TYPE (TBD)

05

PA

PA

G

B

11 TYP.

02 TYP.

08

DRAWINGS ARE FOR SITE
DEVELOPMENT PERMIT ONLY -

NOT FOR CONSTRUCTION
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L5.01

CONSTRUCTION
DETAILS

AS SHOWN

This document and all other project documents,
ideas, aesthetics and designs incorporated
therein are instruments of service.  All project
documents are copyright protected, are the
property of LPA, Inc. (LPA) and cannot be lawfully
used in whole or in part for any project or purpose
except as set forth in the contractual agreement
between LPA and its Client.  The unauthorized
disclosure and/or use of the project documents
(including the creation of derivative works), may
give rise to liability for copyright infringement,
unlawful disclosure, use or misappropriation of
property rights held by LPA.  The unauthorized
use of the project documents will give rise to the
recovery of monetary losses and damages
including attorney fees and costs for which the
unauthorized user will be held liable.
Project documents describe the design intent of
the work and are not a representation of as-built
or existing conditions.  LPA is not responsible for
any discrepancies between the project documents
and the existing conditions.

© LPA, Inc.
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NTS 01CHAIN LINK TRASH ENCLOSURE W/ PLASTIC SLATS

6'-
8"

#5 @12"o.c. EACH WAY

VERT #5 L @16"o.c

#5 @12"o.c
w/3-#5 IN BOTTOM

OF FOOTING

1'-6"
TYP.

1'-
0"

6"

6" CONCRETE SLAB

GALV. CHAIN LINK FENCING
FABRIC.  ADD VINYL SLATS TO
TRASH ENCLOSURE CHAIN
LINK FENCING. SUCH AS:
https://www.chainlinkfencing.org/chainlinkfence/privacyfenceslats.html
COLOR TO BE  GREEN

SCHE.40 3" DIA. GATE POSTS
EMBEDDED IN CONCRETE 10" (TYP.)

9'-
4"

9'-4"

DOUBLE 4'x6'-8" CHAIN LINK GATES
USE SCHE.40 3" DIA. GATE POSTS

3'x6'-8" CHAIN LINE
SIDE OPENING GATE

3" SCHE. 40 GALV.
STEEL POST TYPICAL

HEAVY DUTY CHAIN LINK FENCE
6'-6" HEIGHT

3'-0"

5'-0" TYPICAL AT
ACCESSIBLE

PARKING STALLS 3' O.C.

70 SQ. INCH ACCESSIBILITY SIGN 0.5'
BEHIND BACK OF CURB OR WALK AS

SHOWN & CENTERED ON PARKING STALL

9'-0" CARS
&

12' FOR VAN
ACCESSIBLE

SPACE(S)
MAX

3.0'

1.0'

18.0' PE
DE

ST
RI

AN
 R

OU
TE

3'-0"3'-
0"

BLUE OUTLINE (TYP)

WHITE LETTERS
12" HIGH MIN.

DIMENSION TO
CENTER OF

STRIPE (TYP.)

TYP. PAVEMENT
SYMBOL PER
LATEST CBC
REQUIREMENTS

72" WHEEL STOP
SEE DETAIL

TWO COATS 4" PAINTED
WHITE PARKING LINES (TYP)

5'

DETECTABLE WARNING
SURFACE AT ALL FLUSH
SURFACES ADJACENT TO
PARKING AREA

E.V.

WHERE OCCURS

3.0'

TWO COATS 4" PAINTED
WHITE PARKING LINES (TYP)

NTS 02TYPICAL ADA ACCESSIBLE PARKING STALL

NOTE: SALVAGE AND REUSE EXISTING
COMPONENTS AND MATERIALS AS ABLE

02/20/2024

DRAWINGS ARE FOR SITE
DEVELOPMENT PERMIT ONLY -

NOT FOR CONSTRUCTION
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ideas, aesthetics and designs incorporated 
therein are instruments of service.  All project 
documents are copyright protected, are the 
property of LPA, Inc. (LPA) and cannot be lawfully 
used in whole or in part for any project or purpose 
except as set forth in the contractual agreement 
between LPA and its Client.  The unauthorized 
disclosure and/or use of the project documents 
(including the creation of derivative works), may 
give rise to liability for copyright infringement, 
unlawful disclosure, use or misappropriation of 
property rights held by LPA.  The unauthorized 
use of the project documents will give rise to the 
recovery of monetary losses and damages 
including attorney fees and costs for which the 
unauthorized user will be held liable.
Project documents describe the design intent of 
the work and are not a representation of as-built 
or existing conditions.  LPA is not responsible for 
any discrepancies between the project documents 
and the existing conditions.

© LPA, Inc.
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BE PROVIDED AT STATE REVIEW.
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ideas, aesthetics and designs incorporated
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documents are copyright protected, are the
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used in whole or in part for any project or purpose
except as set forth in the contractual agreement
between LPA and its Client.  The unauthorized
disclosure and/or use of the project documents
(including the creation of derivative works), may
give rise to liability for copyright infringement,
unlawful disclosure, use or misappropriation of
property rights held by LPA.  The unauthorized
use of the project documents will give rise to the
recovery of monetary losses and damages
including attorney fees and costs for which the
unauthorized user will be held liable.
Project documents describe the design intent of
the work and are not a representation of as-built
or existing conditions.  LPA is not responsible for
any discrepancies between the project documents
and the existing conditions.
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PROPOSED
MODULAR
BUILDING

(E) BUILDING
(NO WORK)

E1.01

ELECTRICAL
SITE PLAN

1/8" = 1'-0"

05ELECTRICAL SITE PLAN 1" = 20'-0"

KEYNOTES

MSB

PT-1
 200A, 120/240 V,

3PH, NEMA3R

TRANSITION POINT FROM
OUTER WALL SURFACE

TO UNDERGROUND

E-1101 FEEDER SIZING SHOWN ON SHEET E4.01.

E-1101

DRAWINGS ARE FOR SITE
DEVELOPMENT PERMIT ONLY -

NOT FOR CONSTRUCTION
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AGENDA ITEM NO. 6b 
Department of Community Development 

300 Seminary Ave. 
Ukiah, CA  95482 

planning@cityofukiah.com 
 

 
Design Review Board Staff Report 

Tack Room Plaza MaSDP 
1294 N State Street 

File No. 17-3069 
1 
 

 
TO:  Design Review Board 
 
FROM:  Joshua Montemayor, City Planner 
 
DATE:  March 28, 2024 
 
SUBJECT: Request for review and recommendation to the Planning Commission regarding the 

construction of a single-story commercial shell structure featuring a drive-thru at 1294 N. 
State Street; APN 001-370-36, File No. 17-3069. 

 
 
LOCATION  
 
The subject parcel (APN 001-370-36) is approximately .32 acres in size and maintains a 
frontage along North State Street. The property is also adjacent to unincorporated Mendocino 
County and is considered a ‘Gateway’ to the City. The parcel is accessed via an encroachment 
from North State Street but has historically maintained shared access and parking with the 
adjacent legal parcel (APN 001-370-37), which features multiple encroachments from Empire 
Drive, as well as North State Street and is commercially developed. See Figure 1 for a Location 
Map and Figure 2 for a demarcation of the City/County Boundary:
 
Figure 1, Location Map 
 

 

Figure 2, City/County Boundaries 
 

 
PROJECT HISTORY 
 
In 2017, the applicant submitted a proposal for a Major Site and Development Permit (MaSDP) to erect 
a two-story mixed-use structure in the footprint of a previously razed commercial building. This 
development aimed to integrate commercial/retail facilities on the ground level and residential apartments 
on the upper level, in conjunction with a proposed drive-thru component.  
 
Following submission, the project underwent comprehensive review by various municipal departments 
and agencies, culminating in a Design Review Board evaluation on January 25, 2018. However, the 
applicant suspended advancement of the project shortly thereafter. Subsequently, the project 
experienced numerous design revisions, prompting the applicant to re-engage with the Planning Division 
in July 2023 to explore a revised project design, notably omitting the second-story residential use in favor 
of a single-story commercial structure as proposed in Attachment 1. 
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Design Review Board Staff Report 

Tack Room Plaza MaSDP 
1294 N State Street 

File No. 17-3069 
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PROJECT SUMMARY 
 
The subject property, historically known as the Tack Room Plaza, comprises two parcels situated at the 
intersection of Empire Drive and North State Street: APN 001-370-37 (23,854 square feet) and APN 001-
370-36 (15,419 square feet) comprise the subject property. Presently, the site features a 4,200 square 
feet commercial structure, developed entirely on APN 001-370-37, hosting various commercial 
endeavors, including the Honey Fluff Donut Shop, TJ Nail & Spa, Honey Tea, and Camille’s Boutique.  
 
Notably, a 2011 fire destroyed Diamond Jim’s Sporting Goods & Liquor, rendering that portion of the 
shared project site vacant. The applicant's proposal entails erecting a new single-story commercial shell 
structure, inclusive of a drive-thrum adjacent to the existing commercial improvements. The project scope 
entails a comprehensive array of site enhancements, detailed under the subsequent "Project Description" 
section. 
 
PROJECT DESCRIPTION 
 
The Applicant proposes to construct a new single-story commercial shell building with a drive-thru 
adjacent to the southern side of the existing commercial structure. The new building will be entirely 
separate of the existing structure as shown on the proposed floor plan (Attachment 1), and will be 
separated by a 1-hour rated fire wall.  
 
The project shall consist of: 

 
• Construction of a single-story (18-ft max to the top of the parapet) 3,261sf retail shell with two 

suites. Tenants of the proposed retail suites have not been identified by the applicant at this 
time.   

o Suite A: 1,844sf with a drive-thru  
o Suite B: 1,417sf  

 
• Landscaping (21% of parcel), including planters around the perimeter of both parcels and within 

the parking lots, LID features, and street trees along State St.  
• The landscape plans are preliminary. 

 
• Parking and stacking: 32 parking spaces are existing/proposed with 8 spaces in the rear of the 

existing building, and 24 spaces in the front of the building which will include two accessible 
parking stalls. 8 stacking spaces are identified for the drive-thru. 

• Bike parking: A new bike rack that will accommodate three bikes will be located at the rear of the 
building. 

• Related sidewalk improvements. 
• Abandon two existing driveways located at the northeast end of the project site, and reconfigure 

the driveway existing onto Empire Drive to be one way only with a right-turn only sign. 
• Create a new one-way stacking aisle for the drive-thru at the south-west corner of the parcel to 

create circulation for the new drive thru at the southerly end with access via the rear of the building 
off of Empire Drive. 

• Install a new 6-ft. high fencing along the southerly property line. 
• Trash enclosure at the northwest end of the property, located behind the existing commercial 

building. 
 
EXISTING CONDITIONS  
 
The project site is currently developed, and consists of an existing commercial building with several 

Page 63 of 77

mailto:planning@cityofukiah.com


AGENDA ITEM NO. 6b 
Department of Community Development 

300 Seminary Ave. 
Ukiah, CA  95482 

planning@cityofukiah.com 
 

 
Design Review Board Staff Report 

Tack Room Plaza MaSDP 
1294 N State Street 

File No. 17-3069 
3 
 

operating businesses. A portion of the site, formerly known as Diamond Jim’s, was destroyed due to a 
fire and that portion remains vacant. A monument sign remains on site with this business name. 
 
The site also contains either unmarked or faded parking stripes along the front and rear of the existing 
building. The site is relatively flat, predominantly covered by paving limited landscaping along the 
perimeters of the developed parcel exist along Empire Drive. Four access points serve the existing parcel: 
two along State Street and two along Empire Drive. The site lacks safe pedestrian access as there are 
no sidewalk improvements along State Street and minimal sidewalk improvements along Empire Drive. 
 
Photos of the existing site are provided below in Figure 3. 
 
Figure 3 – Existing Site Photos 
View via Empire Drive 

 
 
 
 
 
 
 
 
 
 

View via State Street 
 
 
 
 
 
 
 
 
 
 
 

 
COMMUNITY COMMERCIAL (C-1) ZONING CODE – DESIGN REQUIREMENTS 
  
The subject parcel is within the Community Commercial (C-1) zoning district. The purpose of the C-1 
zoning district is to provide a broad range of commercial land use opportunities along the primary 
transportation corridors within the City. It is intended to promote and provide flexibility for commercial 
development, to encourage the establishment of community-wide commercial-serving land uses, and 
provide opportunities to integrate multiple-family housing and mixed-use projects. Restaurants and retail 
stores are allowed uses in the C-1 Zoning District and do not require a separate Use Permit. A summary 
of the Design Requirements and compatibility with the proposed project is listed below. 
 

C-1 Zoning Design Requirements Proposed Project 
Building Height – Max 50 ft. Max 18 ft. to the top of the parapet. 

 
Building Site Area (interior lot) – Min. 
6,000 sf and min. width of 60 ft. 

Existing site area (APN 001-370-36) of 15,419 sf. 
New construction – 3,261 sf. 
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Setbacks 
Front – 5 ft. 
Side – None 
Rear – 15 ft. (abutting R-1) 

Front – at least 5 ft. provided.  
Side – connected to adjacent building; at least 15 ft. provided 
from adjacent property for the drive thru. 
Rear – at least 15 ft. provided. 
 

Parking 
Retail Stores – 1 for each 300 sf 
 
Restaurant – 1 for every 3 seats, 
with min. 4 spaces. Additional 
parking space for each 2 
employees at maximum shift. 
 

 
32 total parking spaces provided. 
8 stacking spaces for the drive thru. 
3 bicycle parking spaces. 

Landscaping  - See separate section. See Preliminary Landscape Plan, Sheet LS1 
 
 
LANDSCAPING DESIGN GUIDELINES 
 
Pursuant to Ukiah Municipal Code (UKC) Sec. 9087.D, all development projects that require discretionary 
review shall include a proposed landscaping plan commensurate with the size and scale of the proposed 
development project. The applicant has provided a Preliminary Landscape Plan (Sheet LS1). The 
landscaping standards applicable to this project is included below for the Design Review Board’s 
consideration and assessment of the project:  
 

a) Landscape plantings shall be those which grow well in Ukiah’s climate without extensive 
irrigation. Native species are strongly encouraged. 

b) Deciduous trees shall constitute fifty-one percent (51%) of the trees proposed along the south 
and west building exposures; non-deciduous street species shall be restricted to areas that 
do not inhibit solar access. 

c) Parking lots with twelve (12) or more parking stalls shall have a tree placed between every 
four (4) parking stalls within a continuous linear planting strip rather than individual planting 
wells, unless clearly infeasible. Parking lot trees shall primarily be deciduous species, and 
shall be designed to provide a tree canopy coverage of fifty percent (50%) over all paved 
areas within fifteen (15) years of planting. Based upon the design of the parking lot, a reduced 
number of trees may be approved through the discretionary review process. 

d) Parking lots shall have a perimeter planting strip with both trees and shrubs. 
e) Parking lots with twelve (12) or more parking stalls shall have defined pedestrian sidewalks 

or marked pedestrian facilities of no less than three feet (3') in width within landscaped areas 
and/or separated from automobile travel lanes. Based upon the design of the parking lot, and 
the use that it is serving, relief from this requirement may be approved through the 
discretionary review process. 

f) Street trees may be placed on the property proposed for development instead of within the 
public right-of-way if the location is approved by the City Engineer, based upon safety and 
maintenance factors. 

g) All new developments shall include a landscaping coverage of twenty percent (20%) of the 
gross area of the parcel, unless because of the small size of a parcel as determined by the 
Planning Director. A minimum of fifty percent (50%) of the landscaped area shall be 
dedicated to live plantings. 

h) Landscaping plans shall include an automatic irrigation system and lighting plan. 
i) All required landscaping for commercial development projects shall be maintained. 
j) All healthy existing mature trees on development project sites shall be preserved and 

incorporated into the proposed landscaping plan, if feasible. 
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COMMERCIAL DESIGN GUIDELINES 
In 2007, Staff was directed by the Planning Commission to prepare review checklists to aid in review of 
projects for consistency with the adopted design guidelines. On June 27, 2007, the Planning Commission 
adopted a Project Review Checklist for commercial development outside of the Downtown Design District 
in Table 1, below. 
 
The Design Guidelines for Projects Outside of the Downtown Design District is applicable to this project 
and is included below for the Design Review Board’s consideration and assessment of the project:  
 

Table 1 - Commercial Projects Outside Downtown Design District 

Yes No N/A  

X   Site Features: Site design is compatible with the natural environment, and 
incorporates the major existing features (trees, landscaping, city creeks, 
riparian habitat, lot shape, size, relationship to surrounding area). 

X   Coordination: Facilities are shared and coordinated with adjacent properties. 

X   Coordination: Setbacks are compatible with character of adjacent frontages. 

X   Coordination: Setbacks are minimized to enhance the pedestrian 
environment. 

X   Pedestrian Access: Site has pedestrian orientation, consistent with uses, 
design, and architecture. 

X   Pedestrian Access: Pedestrian elements are attractive and functional 
(walkways link parking to building entrances and other walkways; planters, 
street furniture, outdoor seating, pedestrian oriented signs, low level lighting 
provided). 

X   Pedestrian access: Parking areas with 12 or more stalls: defined sidewalk or 
marked pedestrian facilities in landscaped areas or separated from traffic 
lanes required. 

X   Parking lots: Decrease visual prominence and reduce heat island effect 
(locate behind buildings, divide into smaller lots, avoid large unbroken 
expanses of paving; emphasize screening, shading, landscaping). 

X   Landscaping: Scale and nature of landscape materials is appropriate to the 
site and structures. 

X   Landscaping: 20% of gross lot area landscaped / 50% live plantings; 
landscape redevelopment or reuse projects to extent feasible (Plants are of 
type, spacing and sizing to reach maturity within reasonable time. Hardy, 
drought tolerant, low maintenance species adapted to Ukiah climate are 
emphasized, parking lots trees also withstand heat, pollutants. Deciduous 
trees used on south and west. Automatic irrigation required for new 
commercial development 

X   Landscaping: Parking areas with 12 or more stalls: 1 tree per 4 stalls within 
continuous linear strips. Perimeter planting strips use trees and shrubs. 
Focus on deciduous trees achieving 50% shading within 10 years 

X   Landscaping: Parking lots generally: Perimeter planting strips, Street trees 
selected from Ukiah Master Tree List required 

X   Signs: Signs are compatible with architectural character of buildings (signage 
does not dominate site, uses compatible colors and material, lighting is 
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restrained and harmonious, sandwich boards are creative/subdued 
co/or/minimal copy). 

X   Lighting: Lighting harmonizes with site, building design, architecture and 
landscaping (lighting form, function, character, fixture styles, design and 
placement; lighting does not interfere with pedestrian movement). 

X   Energy Conservation: Active and passive solar and other renewable energy 
design and devices are used (building orientation, landscaping, lighting, 
heating and cooling, photovoltaic system-ready or installed). 

X   Energy Conservation: Devices are unobtrusive and complement design 
(solar panels flush with roof). 

X   Visual Appearance: Buildings are visually cohesive, compatible and 
complementary (scale, proportion, design, style, heights, mass, setbacks). 

 X  Visual Appearance: Buildings exhibit variety and distinctiveness (but avoid 
overly obtrusive or overly monotonous designs, or strong contrast with 
adjacent buildings, creative use of natural and recycled materials; metal 
discouraged unless creative and consistent with Guidelines) 

X   Visual Appearance: Variety of architectural features encouraged tied to 
comprehensive design theme (arches, raised parapets, cornices, eaves, 
windows, balconies, entry insets, roof angles and pitches, wall relief features). 

 X  Visual Appearance: Building exteriors compatible with surrounding 
properties (compatible materials, colors, quality, coordinated but not the same 
as surrounding properties, avoid strong or vivid colors unless they fit within 
local context, concrete block/exposed concrete on visible waifs finished in 
aesthetic manner). 

  X Visual Appearance: Visible fences compatible with project and visually 
attractive (compatible colors, materials, styles; wire fences, high barriers and 
use for advertising discouraged). 

 X  Visual Appearance: Site and buildings are visually attractive from 
neighboring properties, traffic and corridors, and public spaces (service areas 
and devices screened, integrated and compatible with site features; common 
mailboxes architecture consistent and located close to building; above criteria 
is applied to areas visible to public view; rear and side views are visually 
interesting, coordinated and well-maintained). 

X   Maintenance: Demonstrate consideration of site and building maintenance. 

X   Walkable and bikeable communities: The project provides connections for 
walkers and bicyclists to the surrounding community (provides walking/biking 
facilities on the site, connects to nearly walking/biking facilities, provides 
shortcuts for walkers/bikers, project is located within ¼ or ½ of other places to 
walk). 

X   Walkable and bikeable Communities: Sidewalks provide are convenient 
and safe access (sidewalks sufficiently wide, without obstruction; curbs, 
shade, lighting provided; buffers between walkers and traffic provided; safe 
and direct street crossings for walkers). 

X   Walkable and bikeable communities: Entrances provide convenient access 
(entrances adjacent to street, minimal setback, routes and accessways are 
well marked, sidewalks provided uninterrupted access to entrances, safe bike 
parking is located close to entrances). 

X   Green Building: Sustainable site 

X   Green Building: Water efficiency 
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X   Green Building: Energy 

X   Green Building: Materials and resources 

X   Green Building: Indoor environmental quality 

X   Visitability and Universal Design: The site and its elements are accessible 
to people at differing stages, ages and circumstances: accessible primary and 
interior entrance and routes, accessible kitchen and bath space and devices, 
for dwellings accessible bedroom, common room, and devices). 

 
COMMERCIAL SIGNGE 
 
None proposed as this time. Considering that the proposed site improvements are oriented towards the 
northern gateway of the City limits, staff recommends that the DRB provide clear direction to the 
applicant on the design of a any new signage proposed for the site. 
 
Staff requests that the Design Review Board provide a recommendation to the Planning Commission that 
specifies the type of ‘Free Standing Sign’ that best aligns with the 2040 Ukiah General Plan, particularly 
as it relates to the City’s Policies related to Gateways, particularly, LU-11.2 (Gateways), which states:  
 
The City shall establish key gateways to Ukiah through landscape design, appropriately-scaled 
signage, and building form, and historic themes to create a unique sense of place… 
 
SITE DEVELOPMENT PERMIT 
 
Pursuant to Zoning Ordinance Section 9261(b), a Site Development Permit is required for all new 
commercial construction. As this project proposes to construct a new primary structure, it is considered 
major new development. Below, Table 2 shows the specific findings that are required before the Site 
Development Permit cannot be approved along with staff consistency analysis: 
 

Table 2: Project Consistency - Site Development Permit Findings 
Site Development Permit Findings Staff Analysis 

The proposal is consistent with the goals, 
objectives, and policies of the City General Plan.  

The proposed project is consistent with goals, 
objectives, and policies of the General Plan, and is 
consistent with its Community Commercial Land Use 
Designation. The proposal will reconstruct a 
commercial building along North State Street. The 
development will facilitate a commercial use that will 
improve the surrounding area and does not conflict 
with any policies of the General Plan, including the 
UKIALUCP. 
   

The location, size, and intensity of the proposed 
project will not create a hazardous or 
inconvenient vehicular or pedestrian traffic 
pattern. 

 

Without a traffic analysis, it is unknown if the location, 
size, and intensity of the project will not create 
hazardous or inconvenient vehicular or pedestrian 
traffic patterns. Moving forward, the project will 
require further review by the Department of Public 
Works, Ukiah Valley Fire Authority, and the Ukiah 
Police Department as it pertains to the intersection of 
North State Street and South Empire Drive.  
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The accessibility of off-street parking areas and 
the relation of parking areas with respect to traffic 
on adjacent streets will not create a hazardous or 
inconvenient condition to adjacent or surrounding 
uses.  

Without a traffic study, it is difficult to evaluate project 
impact as required by the associated finding. The 
proposed development has the potential to create a 
hazardous or inconvenient condition to adjacent or 
surrounding land uses given the existing street layout 
and known congestion of the adjacent intersection 
during peak travel hours. 

Sufficient landscaped areas have been reserved 
for purposes of separating or screening the 
proposed structure(s) from the street and 
adjoining building sites and breaking up and 
screening large expanses of paved areas.  

A preliminary landscape plan has been provided. It is 
unclear how the proposed landscaping will screen the 
development from the street and adjoining building 
sites, but Staff notes that the provided landscaping 
would improve the frontage along North State Street 
in particular, as it currently lacks vegetation of any 
kind. 

The proposed development will not restrict or cut 
out light and air on the property, or on the 
property in the neighborhood; nor will it hinder 
the development or use of buildings in the 
neighborhood or impair the value thereof.  

The proposed development will not restrict or cut out 
light and air on the property, or within the 
neighborhood. The proposal features a commercial 
use adjacent to an existing commercial retail center. 
The site has historically featured commercial 
activities, but suffered from a fire that left it vacant. 
The development of the property serves to improve 
the neighborhood.  

The improvement of any commercial or industrial 
structure will not have a substantial detrimental 
impact on the character or value of an adjacent 
residential zoning district.   

The development of this site will not have a 
detrimental impact on the character or value of an 
adjacent zoning district since the subject property 
already features a commercial use, and the site has 
historically featured commercial activities. While the 
property abuts a residential zoning district, the 
property is along a commercial frontage.  

The proposed development will not excessively 
damage or destroy natural features, including 
trees, shrubs, creeks, and the natural grade of 
the site.   

The subject property is developed, and to the extent 
feasible, on-site trees will be preserved and new 
vegetation provided. There are no known creeks or 
watercourses on-site.  

There is sufficient variety, creativity, and 
articulation to the architecture and design of the 
structure(s) and grounds to avoid monotony 
and/or a box-like uninteresting external 
appearance. 

It is recommended that the Design Review Board 
assess the design of the proposed project and make 
recommendations for the applicant to align the 
proposal further with the requirements for a Site 
Development Permit. 

 
STAFF REQUEST  
 

Staff is requesting the DRB review the project for consistency with the Community Commercial (C-1) 
Zoning Code, including proposed signage landscaping, and overall building design, and make a 
recommendation to the Planning Commission regarding the project.  
 
ATTACHMENTS 
 
1. Application Materials (Application, Site Plan, Elevations, and Landscape Plan) 
 

Page 69 of 77

mailto:planning@cityofukiah.com


Attachment 1

Page 70 of 77



Page 71 of 77



Page 72 of 77



Page 73 of 77



Page 74 of 77



Page 75 of 77



Page 76 of 77



Page 77 of 77


	1. CALL TO ORDER
	2. ROLL CALL
	3. CORRESPONDENCE
	4. APPROVAL OF MINUTES
	a. Approval of the July 27, 2023 Regular Meeting Minu
	July 27, 2023 - Regular Meeting Minutes


	5. COMMENTS FROM AUDIENCE ON NON-AGENDA ITEMS
	6. NEW BUSINESS
	a. Request for review and recommendation to the Plann
	Staff Report
	Application Materials
	Lease Agreement

	b. Request for review and recommendation to the Plann
	Staff Report
	Application Materials


	7. MATTERS FROM THE COMMISSION
	8. MATTERS FROM STAFF
	9. ADJOURNMENT



