
 
 

 
Zoning Administrator 

 
Regular Meeting 

AGENDA 
 

Civic Center ♦ 300 Seminary Avenue, Conf. Rm. #3 ♦ Ukiah, CA 95482 
 

To participate virtually, go to the following link: https://us06web.zoom.us/j/83953823703  
 

One tap mobile 
+16694449171,,83953823703# US 

+13462487799,,83953823703# US (Houston) 
 

Meeting ID: 839 5382 3703 
Find your local number:https://us06web.zoom.us/u/kceCrDOcp 

 
 

October 2, 2025 - 3:00 PM 
 

1. CALL TO ORDER 
    
   
    
2. VERIFICATION OF NOTICE 
    
   
    
3. APPEAL PROCESS 
    
  All determinations of the Zoning Administrator regarding minor discretionary planning permits are final unless a written appeal, 

stating the reasons for the appeal, is filed with the City Clerk within ten (10) days of the date the decision was made. An 
interested party may appeal only if he or she appeared and stated his or her position during the hearing on the decision from 
which the appeal is taken. For items on this agenda, the appeal must be received by October 12, 2025 at 5:00 PM. 

    
4. COMMENTS FROM AUDIENCE ON NON-AGENDA ITEMS 
    
  The Zoning Administrator (ZA) welcomes input from the audience that is within the subject matter jurisdiction of the ZA. 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. 

    
5. APPROVAL OF MINUTES 
    
   
    
  5.a. Approval of the May 27, 2025, Zoning Administrator Meeting Minutes 
    Recommended Action: Staff Recommends Review & Approval of the May 27, 2025, Zoning 

Administrator Meeting Minutes 
    Attachments:  

1. ZAM_05.27.25_Draft Minutes 
      
6. SITE VISIT VERIFICATION 
    
   
    
7. PUBLIC HEARING 
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  7.a. Consideration of a Minor Site Development Permit for a Remodel at 1201 Airport Park 
Boulevard (APN 180-080-41), Including Interior and Exterior Updates Within the Existing 
Building Footprint and Use of Previously Approved Signage for Continued Restaurant Use. File 
No. 25-000969; Permit No. PA25-000015. 

    Recommended Action: Staff recommends that the City of Ukiah Zoning Administrator: 1) Conduct 
a public hearing; and 2) Approve the Minor Site Development Permit to remodel an existing 
commercial structure at 1201 Airport Park Boulevard (APN 180-080-41), in accordance with Ukiah 
City Code (UCC) §9261(b) based on the Findings in Attachment 1 and subject to the Conditions of 
Approval in Attachment 2. 

    

Attachments:  
1. Draft Findings 
2. Draft Conditions of Approval 
3. Application Materials 
4. Agency Comments 

      
8. 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 City Hall, located at 300 Seminary Avenue, Ukiah, California, not less than 24 hours prior to the meeting set forth 
on this agenda. 
 
Katherine Schaefers 9.26.25 
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CITY OF UKIAH 
ZONING ADMINISTRATOR MEETING MINUTES 
Meeting Held in Person and Via Teleconference  

May 20, 2025, at 11 A.M. 
Continued to May 27, 2025, at 10 A.M. 

 
STAFF & PULIC PRESENT 
 
Craig Schlatter, AICP: Zoning Administrator  
Jesse Davis, AICP: Chief Planning Manager (Virtual) 
Katherine Schaefers: Planning Manager  
N. Leveille (Virtual) 
Patrick Parks (In-Person) 
 

1. CALL TO ORDER 
 
On May 20, 2025, the meeting was called to order on May 20, 2025, at 11:00 a.m.by Zoning 
Administrator Craig Schlatter, AICP, presiding. 
 
The public hearing was continued to a date and time certain, and the meeting was 
reconvened on May 27, 2025, at 10:00 a.m., at the Ukiah Civic Center, Conference Room 3. 

 
2. VERIFICATION OF NOTICE 

 
Staff verified proper notice of the meeting 

 
3. APPEAL PROCESS 

 
Staff reviewed the appeal process. 
 

4. COMMENTS FROM AUDIENCE ON NON-AGENDA ITEMS 
 
No Comments from Audience. 

 
5. APPROVAL OF MINUTES 

 
The Zoning Administrator reviewed and approved April 15, 2024 - Zoning Administrator 
Meeting Minutes as submitted. 

 
6. SITE VISIT VERIFICATION 

 
The Zoning Administrator noted that he was able to sufficiently access the project site at 
1317 West Clay Street, Ukiah, CA (APN 001-242-02). 

 
7. PUBLIC HEARING 

 
Consideration of a Minor Variance to Allow for a Side Setback Reduction from 5 ft to 3 
ft at 1317 W. Clay St. (APN 001-242-02); File No. 25-000323; Permit No. PA25-000009. 
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May 20, 2025 Session: 
 
Planning Manager Katherine Schaefers presented the staff report. 
 
The Zoning Administrator asked questions and received responses from Staff. 
 
The public hearing was opened at 11:17 a.m. 
 
Public comment was received from Patrick Parks, who responded to questions related to the 
project. 
 
The public hearing was closed at 11:19 a.m. 
 
The Zoning Administrator directed Staff to revise the draft findings and continued the public 
hearing to a date and time certain of Tuesday, May 27, 2025, at 10:00 a.m., to be held in 
person at the Ukiah Civic Center, Conference Room 3. The continuation was to allow 
additional time for staff to prepare and present revised findings in support of the requested 
Minor Variance. 
 
May 27, 2025 Continued Session: 
 
Planning Manager Katherine Schaefers presented the revised draft findings. 
 
The Zoning Administrator asked questions and received responses from Staff. 
 
The public hearing was re-opened at 10:18 a.m.  
 
Public comment was received again from Patrick Parks. 
 
The public hearing was closed at 10:19 a.m. 
 
The Zoning Administrator approved the Minor Variance to Allow for a Side Setback 
Reduction from 5 ft to 3 ft at 1317 W. Clay St. (APN 001-242-02); File No. 25-000323; 
Permit No. PA25-000009 
 

8. ADJOURNMENT 
 
There being no further business, the meeting was recessed at 11:24 a.m. on May 20, 2025, 
and adjourned at 10:21 a.m. on May 27, 2025. 
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AGENDA ITEM NO. 7a 
Department of Community Development 

300 Seminary Ave. 
Ukiah, CA  95482 

planningdivision@cityofukiah.com     
 

 
TO:  Zoning Administrator, Craig Schlatter AICP 
 
FROM: Katherine Schaefers, Planning Manager 
 
DATE:  October 2, 2025 
 
SUBJECT: Consideration of a Minor Site Development Permit for a Remodel at 1201 Airport 

Park Boulevard (APN 180-080-41), Including Interior and Exterior Updates 
Within the Existing Building Footprint and Use of Previously Approved Signage 
for Continued Restaurant Use. File No. 25-000969; Permit No. PA25-000015. 

 
 
I. PROJECT SUMMARY 
 
Project Description: 
On August 18, 2025, the City of Ukiah received an application from Rodeo Builders (Peyman 
Kohanbash) for a proposed remodel at 1201 Airport Park Boulevard. The project introduces a 
dual-branded restaurant concept that would incorporate an IHOP into the existing Applebee’s. 
 
The applicant is proposing a minor remodel with no changes to the building’s footprint or seating 
layout. The planned updates are primarily cosmetic and include: 

• Additional signage for IHOP branding, specifically adding a new can to the monument 
sign. 

• No structural work proposed. 
• New flooring finish. 
• New paint and artwork. 
• New furniture, including booths, tables, and chairs. 
• New interior light fixtures (utilizing existing J-box connection). 
• New exterior awning colors. 
• New exterior paint. 
• An ADA Survey (to be conducted by the owner) for phase or immediate compliance. 
• Extension of the bar die wall and top. 
• Reconfiguration of existing kitchen equipment, with the existing hood remaining. 
• An ADA Survey is proposed, with plans for compliance with recommendations 

 
Project Background: 
The project site is currently developed with an existing 164-seat Applebee’s restaurant, 
originally constructed and approved under Major Use Permit No. 01-04 on May 23, 2001. 
Subsequently, the structure received approval from the City of Ukiah Zoning Administrator on 
October 20, 2011, for a Minor Site Development Permit (File No. 11-15-SDP-ZA) to allow 
exterior modifications including new signage and new awnings.  
 
Project Location:  
The ±0.95-acre project site (APN 180-080-41) is located at 1201 Airport Park Boulevard, 
situated at the corner of Airport Park Boulevard and Commerce Drive within the Airport 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

Industrial Park Planned Development (AIP-PD), specifically within the Retail Commercial 
designation. The site is positioned in a well-established commercial area characterized by a 
mix of retail, restaurant, and visitor-serving businesses. Adjacent commercial enterprises 
include the Furniture Design Center, Michaels, and Staples. To the north, across Commerce 
Drive, lies Walmart, while Starbucks and other commercial establishments are located to the 
west, across Airport Park Boulevard (see Table 1 below). 
 

TABLE 1: SURROUNDING USES AND ZONING 
Direction Zoning Use 
North PD-Commercial Commerce Drive, Walmart 
East PD-Commercial 

 
Parking Lot, Furniture 
Design Center, Michales, 
Staples 

South PD-Commercial Parking Lot 
West PD-Commercial Airport Park Blvd., 

Starbucks, Check into Cash 
 
 
II. PROJECT ANALYSIS 
 
The proposed Minor Site Development Permit for the remodel is evaluated within the planning 
framework established by the Ukiah 2040 General Plan, the Ukiah City Code (UCC), the Airport 
Industrial Park Planned Development (AIP-PD), the Ukiah Municipal Airport Land Use 
Compatibility Plan (UKIALUCP), and the 1992 Design Guidelines applicable to projects outside 
of the Downtown Design District. 
 
Ukiah 2040 General Plan Consistency: 
The project site is designated as Mixed Use: AIP-PD in the Ukiah 2040 General Plan and is 
located within the Retail Commercial designation. Policy LU-4.1 of the General Plan encourages 
distinctive, high-quality commercial building design and site planning that reflect the character 
of Ukiah. 
 
The proposed remodel of an existing restaurant is consistent with the Retail Commercial 
designation, which permits restaurant uses subject to a Use Permit. While the project is limited 
to cosmetic improvements, the updated design enhances the visual character of the site through 
refreshed architectural elements (via new paint color) and coordinated signage. These 
improvements contribute to a higher standard of commercial design and support Policy LU-4.1 
by reinforcing the aesthetic quality and identity of the area in a manner that reflects the character 
of Ukiah. 
 
Ukiah City Code (UCC) Consistency: 
Pursuant to UCC §9261(B) and §9261(D)(4), a Minor Site Development Permit was determined 
as the appropriate level of review for the proposed project. Given that the remodel primarily 
consists of interior and exterior cosmetic updates within the existing building envelope and does 
not involve significant structural changes or an expansion of the building's size, it falls under the 
purview of a “minor” site modification. Attachment 1 shows the specific findings that are required 
for Site Development Permit approval, along with staff consistency analysis pursuant to UCC 
§9263(D). 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

Development standards not specifically addressed by the AIP-PD regulations defer to the 
provisions outlined in Chapter 2 (Zoning), Division 9 of the Ukiah City Code. This includes 
general requirements for signage and parking. The proposed signage, as preliminarily analyzed 
below and conditioned in Attachment 2, complies with both the Ukiah City Code and the AIP-
PD standards. 
 
Airport Industrial Park Planned Development (AIP-PD) Consistency: 
The Airport Industrial Park Planned Development (AIP-PD), adopted in 2021, establishes the 
regulatory framework for land use, development standards, and design guidelines within the 
Airport Industrial Park. The subject site is located within the Retail Commercial designation of 
the AIP-PD, which encompasses approximately 52.3 acres located south of Commerce Drive, 
bounded by Airport Park Boulevard to the west and Highway 101 to the east. The proposed 
project is evaluated below for consistency with the applicable provisions of the AIP-PD and 
remains in conformance with its intended land use and development standards. 
 
Land Use 
The property's designation as Retail Commercial allows for restaurant uses subject to a Use 
Permit. The proposed project involves a cosmetic renovation to an existing building for the 
continued operation of a restaurant, which is consistent with the permitted land use under this 
designation. No change in use is proposed, and the project remains in alignment with the intent 
of the zoning and General Plan policies applicable to the site. 
 
Architectural Design 
Buildings located along Airport Park Boulevard are subject to elevated design and site planning 
standards due to their high visibility from the public right-of-way. Architectural facades must be 
designed to reduce the appearance of height, bulk, and mass, with all four elevations 
incorporating appropriate architectural elements in a reasonable and feasible manner. The AIP-
PD zoning standards require that dominant building colors be subdued, earth-toned, and 
compatible with surrounding structures, and explicitly prohibit the use of strong or loud colors 
as primary building hues. Exterior modifications to existing buildings must be designed to 
complement and harmonize with both the original structure and the surrounding development 
context. The applicant’s proposed exterior façade and sign plan reflect a predominantly neutral 
color palette, with brand-specific accent colors, as discussed further under the ‘Design 
Guidelines Consistency’ subsection. 
 
Signage 
The proposed signage is generally consistent with the requirements of the Ukiah City Code. All 
signs must utilize colors, materials, and lighting that are restrained and visually harmonious with 
the building architecture and overall site design. A preliminary review indicates that the 
proposed signage, including the monument sign, conforms to the Ukiah City Code. The total 
proposed sign area is approximately 346.46 square feet, which includes both new and existing 
signage. Signage on the Airport Park Boulevard frontage totals less than 135 square feet, while 
signage on the Commerce Drive frontage amounts to approximately 48 square feet, not 
including any minor window signage. 
 
According to the AIP-PD zoning regulations, which defer to the Ukiah City Code for signage 
standards, the subject parcel is permitted up to 454 square feet of signage on the Airport Park 
Boulevard frontage and 164.01 square feet on the Commerce Drive frontage, with a maximum 
combined total of 500 square feet for the site. A condition of approval has been added requiring 
submission and approval of a finalized sign plan prior to the issuance of any building permit for 
signage. 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

 
The monument sign will retain its existing size of 62.32 square feet and will be updated to feature 
a combination Applebee’s/IHOP logo. 
 
Landscaping, Parking and Access, Outdoor Storage and Service Areas and Pedestrian Access 
Landscaping, parking and access, outdoor storage and service areas, and pedestrian access 
were previously reviewed and found to be in conformance under the 2011 Site Development 
Approval and the 2001 Use Permit Approval. No modifications to these elements are proposed 
as part of the current remodel. These features will remain consistent with the previously 
approved plans and conditions. 
 
Lighting 
Exterior lighting within the AIP-PD must be subdued, low wattage, and designed to enhance 
building aesthetics while providing adequate safety and security. Lighting is prohibited from 
spilling onto adjacent properties, causing glare, or being directed toward the night sky. The use 
of tall lighting fixtures for large areas is not permitted. The project proposes new interior light 
fixtures and illuminated elements on some exterior signage. Finalized signage and lighting 
details will be reviewed during the building permit process to ensure compliance with AIP-PD 
standards and applicable electrical regulations. 
 
Ukiah Municipal Airport Land Use Compatibility Plan (UKIALUCP) consistency: 
Regarding consistency with the Ukiah Municipal Airport Land Use Compatibility Plan 
(UKIALUCP), the proposed reuse of the existing structure aligns with the plan’s guidelines. The 
subject parcel is located within Compatibility Zone 6 (Traffic Pattern), which experiences the 
lowest levels of airport-related impacts, primarily overflight annoyance and potential aircraft 
operation hazards. Zone 6 permits most urban development and commercial uses, provided 
they are not highly sensitive to noise or involve large outdoor gatherings. The reuse of the 
building is considered ‘Normally Compatible’ under UKIALUCP, subject to meeting intended 
criteria. This zone allows a maximum single-acre intensity of 1,200 people per acre. 
 
Design Guidelines Consistency: 
The City of Ukiah adopted Design Guidelines in 1992 to bridge the goals of the General Plan 
and the requirements of the Zoning Code. These guidelines apply to all commercial 
developments outside the Downtown Design District and are intended to implement the 
Community Design Element goals and policies by providing criteria that enhance community 
character and overall visual appeal. The proposed remodel for continued restaurant use, which 
seeks to create a cohesive design integrating each brand’s colors and branding elements, is 
evaluated in light of these objectives to achieve high-quality design. 
 
The guidelines specify that dominant building colors must be subdued and earth-toned; strong 
or loud colors are prohibited as primary hues. The proposed exterior paint and awning colors 
comply with this standard. The applicant’s exterior facade and sign plan feature a predominantly 
neutral color palette, including Sherwin Williams’ “Snowbound” and “Rare Gray,” accented with 
brand-specific blue and red. The awnings will be re-skinned from “Applebee’s Red” to “IHOP 
Blue.” These colors are consistent with and complementary to the exterior colors of surrounding 
properties, such as the adjacent Walmart and Staples. 
 
Checklist 
The Design Guidelines for projects outside the Downtown Design District are evaluated in their 
entirety for conformance using the associated Project Review Checklist below. Items marked 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

as N/A indicate features that are not proposed for change with this application and were 
previously reviewed for conformance under prior project approvals. 
 

TABLE 2 
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 restrained and harmonious, sandwich boards are 
creative/subdued co/or/minimal copy). 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

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 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

  x Green Building: Water efficiency 

  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). 

 
 
III. AGENCY REFERRAL 
 
In September 2025, project referrals were sent to the following responsible or trustee agencies 
with jurisdiction over the Project (See Table 3 below). Comments from the City of Ukiah Electric 
Utility were received and are included in Attachment 4 and reflected in the Draft Conditions of 
Approval. 
 
 

Table 3: Agency Responses 
Agency Comment 

City of Ukiah, Building Inspection  None 

City of Ukiah, Public Works Department None 

City of Ukiah, Fire Prevention Division  None 

City of Ukiah, Police Department ‘No Comment’ Response 

City of Ukiah, Electrical Utility Department Comment – Condition of Approval 

Ukiah Municipal Airport Operations Manager None 

Mendocino County Environmental Health None 

 
 
IV. ENVIRONMENTAL DOCUMENTATION 
 
The proposed project is subject to the California Environmental Quality Act (CEQA) and 
qualifies for a Categorical Exemption under CEQA Guidelines, Article 19, Class 1, Section 
15301 (Existing Facilities). This exemption applies to minor interior or exterior alterations of 
existing structures within urbanized areas. The project consists of cosmetic renovations to an 
existing commercial building for continued restaurant use, with no changes to the building 
footprint, site grading, or disturbance of natural features. 
 
Furthermore, the project is consistent with applicable zoning and planning regulations, including 
the Ukiah 2040 General Plan, Ukiah City Code, and other relevant local policies. It aligns with 
the City’s established land-use framework for the site and will not adversely affect sensitive 
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Zoning Administrator Staff Report 
Dual-Branded Restaurant – Applebee’s/IHOP - MiSDP 

1201 Airport Park Blvd (APN 180-080-41) 
File No. 25-000969; Permit No. PA25-000015 

environmental resources such as endangered species habitat, geologically sensitive areas, or 
sites of historical or archaeological significance. 
 
 
V. NOTICE 
 
Notice of the Public Hearing was provided in the following manner, in accordance with UCC  
§9264(b). 

• Published in the Ukiah Daily Journal on September 21, 2025; 
• Posted at the Project site and in the Civic Center (glass case) 72 hours prior to the 

public hearing; and 
• Mailed to property owners within 300 feet of the project parcel on September 18, 2025. 

 
 
VI. DESIGN REVIEW BOARD RECOMMENDATION 
 
On September 25, 2025, the City of Ukiah Design Review Board (DRB) reviewed the proposed 
Site Development Permit for the renovation of the existing commercial structure. Following a 
presentation by City staff and discussion with the applicant, the DRB considered the project 
plans, including a revised signage plan submitted by the applicant on September 23, 2025. The 
revised plan reflected the elimination of the initially proposed red, illuminated outlining of the 
building, which is prohibited under UCC §3226(K). 
 
The Board unanimously approved a motion recommending the project to the Zoning 
Administrator, without additional conditions. 
 
 
VII. RECOMMENDATION 
 
Staff recommends that the City of Ukiah Zoning Administrator: 

1. Conduct a public hearing; and 
2. Approve the Minor Site Development Permit to remodel an existing commercial structure 

at 1201 Airport Park Boulevard (APN 180-080-41), including interior and exterior 
updates within the existing building footprint and use of previously approved signage for 
continued restaurant use. File No. 25-000969; Permit No. PA25-000015. 

 
ATTACHMENTS 
 

1. Draft Findings 
2. Draft Conditions of Approval 
3. Application Materials: Project Description; Plot Plan, Sign Plan, Demolition Plan, 

Existing and Proposed Floor/Ceiling Plans, Architectural Details & Elevations; Prior 
Project Approvals 

4. Agency Comments 
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Zoning Administrator | Findings 
Minor Site Development Permit 

1201 Airport Park Blvd  
File No. 25-000969; Permit No. PA25-000015 1 

DRAFT FINDINGS 
MINOR SITE DEVELOPMENT PERMIT 

REMODEL OF AN EXISTING COMMERCIAL STRUCTURE  
1201 AIRPORT PARK BLVD., UKIAH, CA; APN 180-080-41 

FILE NO. 25-000969; PERMIT NO. PA25-000015 

Approved Project Description: The Applicant requests a Minor Site Development Permit to 
remodel an existing commercial structure at 1201 Airport Park Boulevard (APN 180-080-41), 
including interior and exterior updates within the existing building footprint and use of previously 
approved signage for continued restaurant use. 

SITE DEVELOPMENT PERMIT FINDINGS 

Pursuant to Zoning Ordinance §9261(B) and §9261(D)(4), staff has determined that a Minor Site 
Development Permit is the appropriate level of review. The required findings for approval, along 
with analysis of consistency, are provided below. 

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

The project site is designated Mixed Use: Airport Industrial Park Planned Development (AIP-PD), 
specifically within the Retail Commercial designation, under the Ukiah 2040 General Plan. The 
proposed project involves a minor remodel to accommodate continued restaurant use 
(Applebee's/IHOP dual brand) within the existing building footprint and seating layout. Restaurant 
uses are conditionally permitted within the Retail Commercial designation and were previously 
authorized under Major Use Permit No. 01-04, approved on May 23, 2001. Subsequent exterior 
modifications were approved under Minor Site Development Permit No. 11-15-SDP-ZA on 
October 20, 2011. 

The proposed cosmetic upgrades do not alter the approved use or building envelope and are 
consistent with Ukiah 2040 General Plan Policy LU-4.1 that promotes high-quality design and site 
improvements. The Ukiah Municipal Airport Land Use Compatibility Plan (UKIALUCP), which 
serves as an implementing document of the General Plan, classifies “Eating/Drinking 
Establishments” as “Conditional” in Compatibility Zone 6, where the project is located. As a 
remodel of an existing, previously approved restaurant use, the project remains consistent with 
the General Plan and the UKIALUCP. 

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

The project is a cosmetic remodel within the existing building footprint, with no changes to the 
seating layout or approved use. The restaurant will continue to operate as a 164-seat 
establishment. No modifications are proposed to the existing off-street parking areas, vehicular 
access points, or pedestrian pathways. 

The intensity of use, as defined in the Ukiah Municipal Airport Land Use Compatibility Plan 
(UKIALUCP) by the number of people per acre for non-residential uses, will remain unchanged 
from prior approvals. Vehicular and pedestrian traffic patterns associated with the site were 
originally reviewed and found acceptable during the 2001 Major Use Permit approval and were 
reaffirmed during the 2011 Minor Site Development Permit review. 
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The Ukiah 2040 General Plan Mobility Element supports safe and efficient multi-modal 
transportation. As the project does not alter traffic-generating characteristics or circulation 
patterns, it will not result in any new or increased hazards or inconveniences for vehicular or 
pedestrian traffic. 
 
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. 
 
The project proposes no changes to the existing off-street parking areas or site access. These 
facilities were originally established and approved under Major Use Permit No. 01-04 in 2001 and 
remain in place without modification. As such, the existing parking layout and access points are 
considered an existing legal condition. The project does not alter the intensity of use or traffic 
circulation and will not introduce any new impacts. Therefore, the continued use of the existing 
parking areas will not result in hazardous or inconvenient conditions for adjacent or surrounding 
properties. 
 
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 project involves a cosmetic remodel within the existing building footprint and does not 
propose any changes to the building’s height, bulk, or massing. As a result, the project will not 
restrict access to light or air on the subject property or on adjacent properties. The proposed 
improvements, including interior remodeling, exterior repainting, and updated awning colors, are 
limited to aesthetic upgrades that will enhance the appearance of the building. These changes 
are expected to contribute positively to the character and value of the surrounding commercial 
area and will not hinder the use or development of neighboring properties. 
 
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 project site is located within a commercially zoned and developed area, surrounded by retail 
and service-oriented uses. There are no residential zoning districts immediately adjacent to the 
site. As such, the proposed cosmetic improvements to the existing commercial structure will not 
have any substantial detrimental impact on the character or value of residential areas. 
 
The proposed development will not excessively damage or destroy natural features, 
including trees, shrubs, creeks, and the natural grade of the site.  
 
The project site is fully developed and located within a commercial center. The proposed remodel 
is limited to cosmetic improvements to the existing building and does not include any grading, site 
expansion, or disturbance of natural features. No trees, shrubs, waterways, or natural topography 
will be impacted as part of this proposal. Therefore, the project will not result in any damage to 
natural features on or near the 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.  
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The proposed remodel incorporates a dual-brand concept combining IHOP and Applebee’s 
through thoughtful cosmetic updates, including new exterior paint, awnings, and signage. The 
design approach seeks to create a cohesive visual integration of the two distinct brands, using 
complementary colors and branding elements that transition smoothly across the building’s 
façades. This strategy introduces architectural articulation and visual interest, breaking up the 
building mass and preventing a monotonous or box-like appearance. 
 
The proposed improvements are consistent with the City of Ukiah’s Design Guidelines for 
Commercial Projects Outside the Downtown Design District, which encourage variety, 
distinctiveness, and cohesive design. The remodel reflects an effort to enhance the building’s 
appearance while maintaining compatibility with surrounding commercial development. 
 
 
CEQA FINDINGS 
 
The proposed project is subject to the California Environmental Quality Act (CEQA) and qualifies 
for a Categorical Exemption under CEQA Guidelines, Article 19, Class 1, Section 15301 (Existing 
Facilities). This exemption applies to minor interior or exterior alterations of existing structures 
within urbanized areas. The project consists of cosmetic renovations to an existing commercial 
building for continued restaurant use, with no changes to the building footprint, site grading, or 
disturbance of natural features. 
 
Furthermore, the project is consistent with applicable zoning and planning regulations, including 
the Ukiah 2040 General Plan, Ukiah City Code, and other relevant local policies. It aligns with the 
City’s established land-use framework for the site and will not adversely affect sensitive 
environmental resources such as endangered species habitat, geologically sensitive areas, or 
sites of historical or archaeological significance. 
 
 
PUBLIC NOTICE 
 
Notice of the Public Hearing was provided in the following manner, in accordance with UCC  
§9264(b). 

• Published in the Ukiah Daily Journal on September 21, 2025; 
• Posted at the Project site and in the Civic Center (glass case) 72 hours prior to the public 

hearing; and 
• Mailed to property owners within 300 feet of the project parcel on September 18, 2025. 
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DRAFT CONDITIONS OF APPROVAL 
MINOR SITE DEVELOPMENT PERMIT  

REMODEL OF AN EXISTING COMMERCIAL STRUCTURE  
1201 AIRPORT PARK BLVD., UKIAH, CA; APN 180-080-41 

FILE NO. 25-000969; PERMIT NO. PA25-000015 

The following Conditions of Approval shall be binding on all current and future owners, lessees, and 
occupants of the subject property. These conditions constitute an integral component of the Site 
Development Permit and must be fully satisfied and maintained for the permit to remain effective. 

Approved Project Description: The Applicant requests a Minor Site Development Permit to 
remodel an existing commercial structure at 1201 Airport Park Boulevard (APN 180-080-41), 
including interior and exterior updates within the existing building footprint and use of previously 
approved signage for continued restaurant use.  

CITY OF UKIAH STANDARD CONDITIONS 

1. Permit Activation: This approval is not effective until the 10-day appeal period applicable to this
Planning permit has expired without the filing of a timely appeal. If a timely appeal is filed, the
project is subject to the outcome of the appeal and shall be revised as necessary to comply with
any modifications, conditions, or requirements that were imposed as part of the appeal.

2. Project Conformance: All use, construction and the location thereof, or occupancy, shall conform
to the application and to any supporting documents submitted therewith, including any maps,
sketches, or plans accompanying the application or submitted by applicant in support thereof.

3. Standard Specifications: Any construction shall comply with the "Standard Specifications" for
such type of construction now existing or which may hereafter be promulgated by the Department
of Public Works Department of Building Inspection Division of the City of Ukiah; except where
higher standards are imposed by law, rule, or regulation or by action of the Zoning Administrator
such standards shall be met.

4. Permit Deadline: Building permits shall be issued within two years after the effective date of the
Planning Permit or same shall be null and void.

5. Code Compliance: In addition to any particular condition which might be imposed; any
construction shall comply with all building, fire, electric, plumbing, occupancy, and structural
laws, rules, regulations, and ordinances in effect at the time the Building Permit is approved and
issued.

6. Permit Verification: The Applicant shall submit verification of all applicable permits or approvals
in compliance with all local, state and federal laws to the Community Development Department
prior to finalization of the Site Development Permit.

7. Fee Payment: All fees associated with the project planning permits and approvals shall be paid
in full prior to occupancy.

8. Permit Revocation: As outlined in Article 20, Administration and Procedures, of the Zoning Code
this planning permit may be revoked through the City’s revocation process if the approved project
related to this Permit is not being conducted in compliance with these stipulations and conditions
of approval; or if the project is not established within two years of the effective date of this
approval; or if the established use for which the permit was granted has ceased or has been
suspended for 24 consecutive months.

9. Archaeological Discovery: In accordance with California Public Resource Code, in the event that

ATTACHMENT 2
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prehistoric archaeological features such as a concentration of flaked stone artifacts, or culturally 
modified soil (midden) or dietary shell are encountered at any time during preparatory grading or 
underground excavation to remove existing structures, all work should be halted in the vicinity of 
the discovery. A qualified archaeologist should be contacted immediately to make an evaluation 
and determine if the discovered material represents a definite cultural resource. If it is 
determined that a potentially significant feature has been revealed, a temporary suspension of 
earth disturbing activities should be enforced until an appropriate mitigation program can be 
developed and implemented to satisfy the Planning Division. An archaeological monitor shall 
observe all further work during construction activities that are located within or near an 
archaeological site area, and formal tribal consultation may be required. 
 

SPECIAL CONDITIONS OF APPROVAL 
10. A Final Sign Plan shall be submitted to and approved by the Community Development Director 

prior to the issuance of any building permit for illuminated signage. All signage shall comply with 
the applicable design and development standards of the Ukiah City Code and remain consistent 
with previous entitlements or approvals related to signage on the site.   
 

ELECTRIC UTILITY DEPARTMENT 
 
11. If there should be a Panel upgrade during this Planned Development, the contractor shall reach 

out to the Electric Department to provide: 
a. Detailed one line drawings. 
b. EUSERC numbers for the accepted panel or switchgear. 
c. Load Calcs for future equipment. 

 If no panel upgrade occurs during this development but an upgrade is planned in the future, the 
contractor shall adhere to the same requirements prior to the upgrade. 
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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 

Siyavoush Soleimani Peyman Kohanbash

08/18/2025

Siyavoush Soleimani

08/18/2025

Siyavoush Soleimani

08/18/2025
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Here you go: 

We are working on planning our Dual Brands Upgrades to our existing Applebee's in Ukiah, CA. 
Our brand is in the very exciting stage of delivering a Dual Brands Concept that combines our 
iconic concepts IHOP and Applebee's under one roof. While we are proposing a MINOR 
REMODEL it is important that we can deliver our design intent in order to stay true to the 
branding elements that make each concept recognizable in every household. Our Design & 
Architecture team, worked very hard on a cohesive design that would integrate each brands 
colors, and branding elements in a way they each complement each other, and transition 
smoothly from one side of the building to the other. It is important to us that we can in fact 
deliver this design intent. 

Applebee's adding IHOP - Minor Remodel 

Scope of Work Includes: 

• ADA Survey (By Owner) - phase or immediate compliance
• No structural work
• New finish of floor
• Paint walls / new artwork
• New furniture - booths, tables, chairs
• Building footprint and seating configuration remains the same
• Bar die wall and top extension
• New interior light fixtures - same J-box connection
• Exterior awnings to new color
• New exterior paint
• Additional signage for IHOP branding - adding a new can to monument/pole sign
• FS equipment - existing hood remains the same with equipment reconfigured
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6.25 ft

3.27 ft

20.43 Sqft

Right Side Specs 
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7.72 ft

3.53 ft

27.25 Sqft

Right Side Specs 
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4.22 ft

8.04 ft

33.92 Sqft
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8.74 ft

4 ft

34.96 sqft
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6.01 ft

13.11 ft

78.79 Sqft
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City of Ukiah 
CO�t�IUNITY DF.Vl'.I.OPMl'NT DEPARTM1':--IT 

PROJECT REVIEW REFERRAL 

Please provide comments by: September 19, 2025 

The City of Ukiah Community Development Department is soliciting input on the project described below for 
use in the staff analysis, CEQA document, and public hearing documents. Please identify any questions you 
have or missing information you need to complete your review, as well as suggested Conditions of Approval. 

TO: 

0 City Community Development Director lZI Ukiah Valley Fire Authority 

II' City Building Inspection Division D 
II' Citv Public Works Department I 
t!' City Fire Prevention Division 

City Police Department 
Citv Code Enforcement Division 

V' City Electric Utility Department 
t!' Ukiah Municipal Airport Operations Manaoer 

Airport Land Use Commission 
Mendocino County Air Quality Mgmt District 

., Mendocino Countv Environmental Health 
City Manager's Office Other: 

FROM PROJECT PLANNER: Katherine Schaefers. Plannmg Manager 

PROJECT INFORMATION: 

Project Name & Permit#: Dual-Branded Restaurant-Applebee's/lHOP File No. 25-000969; Permit No. PA25-000015 

Site Address & APN: 1201 Airport Park Blvd; APN 180-080-41 

General Plan: Mixed-Use (AIP-PD) - Retail Commercial 

Zoning: Planned Development (PD - Commercial) 

Airport Compatibility Zone: 6 - Traffic Pattern Zone 

Date Filed: 8/18/25 

Resubmittal: 

Date Referred: 09/10/25 

Prev. Projects on Site (include file#) MaUP No. 01-04; MiSDP No. 11-15 

. Applicant/Agent Name: Rodeo Builders (Peyman Kohanbash) 

Phone: 310-407-9262

Email: info@rodeobuilders.com 

Project Summary: 

'Dual Brands Concept' incorporating an IHOP into an existing Applebee's. 

Please indicate whether you have comments and sign and date below. Return this Project Referral Form by the date 
noted above to the Project Planner listed. 

ATTACHMENT 4
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