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Five-Year Implementation Plan 
Ukiah Redevelopment Project 

Health and Safety Code Section 33490 requires redevelopment agencies to adopt 
implementation plans for each project area every five years.  A public hearing is 
required to be held as part of the implementation plan adoption process.  In addition, 
between the second and third year after adoption, redevelopment agencies must hold a 
public hearing to review the implementation plan and make amendments as necessary. 
This document is the Ukiah Redevelopment Agencyôs Implementation Plan, for the 
period from July 2007 to July 2012.   
 
The Implementation Plan is a policy and program document that has been prepared to 
set priorities for redevelopment and affordable housing activities within the Project Area 
for the upcoming five-year period. The Plan sets forth the Agencyôs goals and 
objectives, programs and potential projects, an explanation of how the goals and 
objectives, programs, and potential projects will assist in the elimination of blight, and 
estimated expenditures for the next five years.  The Plan has been developed to allow 
for flexibility and has a focus on program activities that encompass a variety of possible 
projects. 
 
While the Implementation Plan provides the policy framework for the Agency, adoption 
of the Plan does not constitute an approval of any specific program, project, or 
expenditure described in the Plan, and therefore the Implementation Plan is not a 
project under the California Environmental Quality Act (CEQA) requiring environmental 
documentation.  Furthermore, new issues and opportunities may be encountered during 
the course of administering the Five Year Plan and thus, the Plan may be amended at 
any time to reflect changes in the Agencyôs priorities.    
 

REDEVELOPMENT COMPONENT 

 
Description of the Redevelopment Plan 
The City Council of the City of Ukiah adopted the Ukiah Redevelopment Plan on 
November 15, 1989 (Ordinance No. 895) to provide a tool which would assist in the 
elimination of blighted conditions within the identified project area.  The Project Area 
consists of approximately 1,369 acres and encompasses residential, commercial, 
industrial, public, and open space lands.  The specific boundaries of the Project Area 
are identified in Exhibit #1 and the specific distribution of acreage per land use is 
identified in Exhibit #2.   
 
In accordance with SB 437, the Agency is required to report the estimated expiration of 
the following time limits: 

Redevelopment Plan Background 

Introduction 
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¶ Limit for commencement of eminent domain  November 15, 2002 

¶ Limit for establishment of indebtedness  Eliminated (Ordinance No. 1088) 

¶ Limit for effectiveness of the plan   November 15, 2030 

¶ Limit to repay indebtedness     November 15, 2040 
 

Purpose 
The Redevelopment Plan provides the Agency with powers, duties and obligations to 
implement a program for the redevelopment, rehabilitation and revitalization of the 
Project Area. Because of the long-term nature of the Redevelopment Plan and the need 
to retain flexibility to respond to market and economic conditions, property owners and 
developer interests and opportunities as they arise, the Redevelopment Plan does not 
present a precise plan for the redevelopment, rehabilitation and revitalization of the 
Project Area. Rather, the Redevelopment Plan represents a process and a basic 
framework within which specific projects can be established to achieve solutions that 
will eliminate blight. This Implementation Plan identifies proposed Agency programs, 
given the tools available to the Agency from the Redevelopment Plan. 
 
Blighting Conditions As Defined By Law 
Redevelopment projects are established to remedy conditions of blight as defined by 
the Law that is in effect at the time a redevelopment project is adopted. Since 1989, the 
Agency has successfully mitigated blighting conditions through implementation of 
various redevelopment initiatives.  Blight is defined as economic or physical liabilities, 
requiring redevelopment in the interest of the health, safety, and general welfare of the 
people of the community and of the State. 
 
Physical conditions that cause blight are defined as follows: 

¶ Buildings which are unsafe or unhealthy for persons to live or work 

¶ Factors that prevent or substantially hinder the economically viable use or capacity 
of buildings or lots 

¶ Adjacent or nearby uses that are incompatible with each other and that prevent the 
economic development of those parcels or other portions of the project area 

¶ The existence of subdivided lots of irregular form and shape and inadequate size for 
proper usefulness and developments that are in multiple ownership 

 
Economic conditions that cause blight are defined as follows: 

¶ Depreciated or stagnant property values or impaired investments 

¶ Abnormally high business vacancies, abnormally low lease rates, high turnover 
rates, abandoned buildings, or excessive vacant lots 

¶ A lack of necessary commercial facilities that are normally found in neighborhoods 

¶ Residential overcrowding or an excess of bars, liquor stores, or other businesses 
that cater exclusively to adults that has led to problems of public safety and welfare 

¶ A high crime rate that constitutes a serious threat to the public safety and welfare 
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General Goals Identified in the Redevelopment Plan  
The Redevelopment Plan includes the following goals that where original created with 
the Project Area: 
 

1. The elimination of blighting influences and the correction of environmental 
deficiencies in the Project Area, including, among others, small and irregular lots, 
obsolete and aged building types, incompatible and uneconomic land uses, 
substandard alleys and inadequate or deteriorated public improvements and 
facilities. 

 
2. The assembly of land into parcels suitable for modern, integrated development 

with improved pedestrian and vehicular circulation in the Project Area. 
 
3. The re-planning, redesign, and development of undeveloped areas which are 

stagnant or improperly utilized. 
 
4. The providing of opportunities for participation by owners and tenants in the 

revitalization of their properties. 
 
5. The strengthening of retail and other commercial functions in the downtown area. 
 
6. The strengthening of the economic base of the Project Area and the community by 

the installation of needed site improvements to stimulate new commercial/light 
industrial expansion, employment and economic growth. 

 
7. The provision of adequate land for parking and open spaces. 
 
8. The establishment and implementation of performance criteria to assure high site 

design standards and environmental quality and other design elements which 
provide unity and integrity to the entire Project Area. 

 
9. The expansion and improvement of the communityôs supply of lower and moderate 

income housing. 
 
Proposed Actions Identified in the Redevelopment Plan 
In the Redevelopment Plan, the Agency proposes to eliminate and prevent the spread 
of blight and deterioration in the Project Area by: 
 
1. The acquisition of certain real property;  
 
2. The demolition of removal of certain buildings and improvements; 
 
3. Providing programs and incentives that encourage participation by owners and 

tenants to eliminate blighting conditions presently located in the Project Area and 
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the extension of preferences to business occupants and other tenants desiring to 
remain or relocate within the redeveloped Project Area;  

 
4. The management of any property acquired by and under the ownership and control 

of the Agency; 
 
5. Providing relocation assistance to displaced Project occupants; 
 
6. The installation, construction, or reconstruction of streets, utilities and other public 

improvements; 
 
7. The disposition of property for uses in accordance with the Redevelopment Plan; 
 
8. The redevelopment of land by private enterprise or public agencies for uses in 

accordance with the Redevelopment Plan;  
 
9. The rehabilitation of structures and improvements by present owners, their 

successors and the Agency; and  
 
10. The assembly of adequate sites for the development and construction of 

residential, commercial, and industrial facilities. 
 

In the accomplishment of these purposes and activities and in the implementation and 
furtherance of the Redevelopment Plan, the Agency is authorized to use all the powers 
provided in the Plan and permitted by law.   
 

 
Since the adoption of the original Redevelopment Plan and subsequent Implementation 
Plans, the Ukiah Redevelopment Agency has accomplished a number of highly 
successful activities.  Many additional private sector projects have also been completed 
or are under discussion.  While redevelopment activity in the past ten years has been 
limited due to required contributions to school capital funds, the Agency has been able 
to leverage remaining revenue to complete a number of projects in an effort to reduce 
blight within the Project Area.  A brief summary of past accomplishments is provided 
below. 
   
1.  Downtown Revitalization 
A primary focus of the Redevelopment Agencyôs efforts is the revitalization of Ukiah's 
downtown.  Programs such as the Downtown Facade Improvement Program, Ukiah 
Valley Conference Center and Plaza, and an enhanced relationship with the Ukiah Main 
Street Program have contributed greatly to a newly invigorated downtown.  Many of the 
programs and projects of the Agency were implemented as a result of the Ukiah 
Downtown Revitalization Master Plan completed in 1992.      
 

History and Accomplishments 
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In 1998 the Redevelopment Agency initiated and implemented the first annual 
performance agreement with the Ukiah Main Street Program to accomplish specific 
projects including a downtown property and business owner database, an informational 
newsletter, a downtown street tree lighting program, upgrade and maintenance of 
corner planters on School Street, the Property and Business Beautification and Pride 
Program and various ongoing special events.  These programs are contributing to the 
elimination of blight through improved tracking and management of downtown business 
activities as well as an enhanced physical and invigorated retail environment.      
 
Since its inception, the Facade Improvement Program has initiated exterior 
improvements to many buildings in the downtown core and leveraged substantial 
private sector investment through matching grants.  This program has resulted in 
progress being achieved in addressing the blighted conditions of building standards, 
property maintenance, visual quality, and excessive vacancy rates. 
 
The Ukiah Valley Conference Center and Alex R. Thomas, Jr. Plaza are additional 
projects initiated to help revitalize the downtown. The Ukiah Valley Conference Center 
is an office, retail, and meeting room complex located in the heart of downtown which 
involved the remodeling and restoration of a long-vacant building. This 20,000 square 
foot facility provides a substantial anchor drawing groups, organizations, and individuals 
into the downtown on a daily basis.  The project is also a business center, housing the 
Greater Ukiah Chamber of Commerce, Ukiah Main Street Program, two storefront retail 
facilities, and various community non-profits. 
   
In addition to the Conference Center, the Redevelopment Agency completed 
construction of the Alex R. Thomas Jr. Plaza in 1996.  The Plaza fulfills a long time 
community goal by providing a heart for the downtown.  The Plaza design reflects the 
historic and cultural diversity present in Ukiah and has, since its completion, provided a 
central location for special events and social activities, such as annual festivals and 
seasonal evening markets which have contributed significantly to the downtown 
revitalization effort. 
 
In an effort to improve the esthetics and make the downtown business corridor a 
pedestrian friendly environment, the Agency has coordinated a number of streetscape 
projects.  The Agency has added benches and trash/recycle receptacles for customers 
along downtown shopping corridors.  In addition, the Agency developed a downtown 
banner program used to highlight special events and showcase programs while 
providing a visually appealing backdrop.  The Agency in conjunction with Mendocino 
ReLeaf has also organized the planting of nearly 250 trees throughout the downtown 
and a number of other landscape improvements.    
 
Moreover, the City of Ukiah is concurrently formulating a form-based development code 
for the Downtown and Perkins Street corridor consistent with many of the 
Redevelopment Agencyôs objectives.  The development process has included 
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significant input from the community including a week long design workshop.  Adoption 
of a code could have significant implications for the build environment and may facilitate 
economic development, affordable housing, and an improved aesthetic appearance. 
 
2.  Traffic Circulation  
Substantial improvements to main thoroughfares such as the reconstruction of both 
Orchard Avenue and Perkins Street, the realignment of Perkins and Orchard, and the 
stabilization of State Street have been completed.  While progress has been made, 
increased traffic has exacerbated remaining issues and lead to new problems.   
 
To assist the Agency and the City in resolving circulation issues, a detailed city-wide 
traffic and circulation study has been commissioned.  Through the joint use of 
redevelopment funds and grants, the Agency will seek to implement the 
recommendations identified in the report scheduled to be finalized in 2007.  
 
3.  Parking 
The Agency previously adopted the Downtown Parking Improvement Program which 
established the goals and objectives for the Downtown Parking District and defined the 
methodology for accomplishing them.  The adoption of this program has directly led to 
the completion of an agreement with the County of Mendocino to establish designated 
parking for county employees working in the downtown and a similar agreement with 
the Superior Court system for both juror and Grand Jury parking.  These parking 
agreements have greatly contributed to the removal of the downtownôs largest 
employee group from on-street parking and placed them in off-street facilities, thereby 
increasing the amount of storefront parking for retail activity.  The juror parking 
agreements have provided a parking friendly environment which encourages jurors to 
remain in the downtown for the entire day.  These agreements are the initial steps 
recommended in previous implementation plans which have called for improved 
management of existing parking resources prior to the expenditure of funds for actual 
capital improvements.   
 
While the previous program has lead to significant improvements, increased traffic 
through the downtown commercial corridor has created new parking needs.  The 
Agency has commissioned a downtown parking study that will identify current problems 
and potential solutions.    
 
4.  Overall Economic Development 
The Redevelopment Agency has also been a major contributor to the economic 
development of the general Ukiah area.  Many key projects have significantly increased 
the number of local retail and industrial jobs.  Through the successful application for 
Community Development Block Grants (CDBG) funds, the Agency has been able to 
assist the start up of new businesses through the implementation of revolving loans.  
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Additional activities include business development enhancement projects such as 
sponsoring business forums for discussion and resolution of common business issues. 
The Agency provides substantial funding to the Greater Ukiah Chamber of Commerce 
for tourism development and business assistance.  Over the years, the Agency has also 
developed and published promotional material providing essential data and statistics 
about the community to help attract prospective businesses and tourists.   
 
In 2002, the Agency commissioned an economic development report and strategy that 
included an analysis for business retention, business attraction, business climate 
improvements and tourism development.  The report recommended the addition of an 
economic development coordinator position to implement a proactive approach to 
business development.  In 2005, the position was added and has allowed for expanded 
marketing, active recruitment of retail and industrial prospects, and assistance with 
existing business expansion. In addition in 2007, the Agency contracted with Applied 
Development Economics for management and implementation of future CDBG funding.  
The contract will provide the support needed to allow the Agency and private industry to 
access potential loan and grant funds to resolve blighting conditions in the Project Area.        
 
5.  Private Investment 
In order to prompt private investment in an area identified as blighted, a primary function 
of any redevelopment agency is to create an environment of investor confidence 
through the expenditure of public funds for support programs and infrastructure 
improvements.  The Ukiah Redevelopment Agency's programs to date have assisted in 
the stimulation of the overall economic climate and subsequently resulted in substantial 
investment by the private sector within the City of Ukiah.  In addition to the projects 
referenced in earlier implementation plans such as the Safeway store expansion and 
reconstruction, the Agencyôs success to increase the vitality of the local economy 
through redevelopment activities is validated with the increase in downtown eateries, 
and the continued development of the Redwood Business Park.   
 
Maverick, The Cookie Factory, and Mendocino Brewing Company specifically represent 
the success of the Agencyôs business development activities.  Other smaller examples 
of private investment are evidenced by the substantial new and reconstruction projects 
occurring along Perkins Street.  Additional projects which were directly assisted by the 
Redevelopment Agency include substantial business development resulting in job 
generation at the City-owned Regional Airport.  The significant amount of growth of new 
commercial businesses in the Redwood Business Park and throughout the Project Area 
has helped reduce retail leakage to Sonoma County and produced a substantial 
numbers of jobs. 
 
6.  Low and Moderate Income Housing 
The Agency has also been responsible for assisting with many housing projects by 
providing loans and grants to various non-profit organizations.  As a result, it has formed 
stronger partnerships with the Mendocino County Community Development 
Commission, Rural Communities Housing Development Corporation, the Ford Street 
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Project, and Ukiah Community Center.  The Low and Moderate Income Housing 
Advisory Committee's assistance in the distribution of these funds ensures a community 
based direction for our Low and Moderate Income Housing Program. 
 
Since 1991, the Agency has allocated $3,429,370 in funds to various housing programs 
resulting in the creation of 155 new units, 36 rehabilitated units, and 112 
retained/rehabbed units.  Table #1 summarizes the disbursement of financial assistance 
to various programs and agencies through 2006. 
 

 
Exhibit #3 includes a detailed history of the Redevelopment Agencyôs housing 
allocations by project.   
 

Unsafe or Physically Obsolete Buildings/Lots 
A wide range of buildings, materials, and construction techniques can be found in the 
Project Area.  A significant number of buildings are in excess of 50 years of age.  Many 
of these buildings are located on substandard lots and do not meet current development 
standards for parking and other site improvements.  This condition is particularly 
prevalent along the west side of North Main Street, resulting in inadequate access to 
parking, insufficient maintenance and property deterioration. Since the inception of the 
Redevelopment Agency, a substantial amount of private investment, matched with 
redevelopment dollars has resulted in the renovation or reconstruction of many of these 
buildings.  While there remains a significant amount of needed improvements, the 
conditions of blight identified in the previous Plan are becoming increasingly isolated.  A 
major constraint to the improvement of many buildings is the extensive costs for seismic 
and fire sprinkler system upgrades.  
 
Traffic Circulation 
Traffic circulation problems within the Project Area include traffic conflicts, inefficient 
traffic patterns and flow, and deficiencies in throughway and circulatory connections.  
Regions of the Project Area are also in need of improved street surfaces and sub-
surfaces.  An additional problem for many of the City's main collectors has been the lack 

Table 1:  Housing Allocations from 1991 through 2006 

Program/Agency Allocation 

Ford Street Project $775,033 

Habitat For Humanity $110,000 

Mendocino County Community Development Commission $616,684 

North Coast Energy Services $57,500 

Rural Communities Housing Development Corporation $1,475,918 

Ukiah Community Center $243,552 

Individuals/College $17,697 

Ukiah Redevelopment Agency ï Rehabilitation Program $132,986 

Total: $3,429,370 

Existing Conditions of Blight in the Project Area 
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of visual quality and pedestrian usability due to inappropriate streetscape elements.  
These conditions restrict the accessibility and marketability of the Project Area and 
contribute to increased vacancy rates and building deterioration.  Ultimately, this can 
negatively impact the overall economic growth of the community.  
 
Parking Deficiencies 
Distribution and management of available parking resources remains a key to 
downtown revitalization.  While expansion of resources may be considered necessary in 
the near future, an approach which targets better management of existing resources, 
enhancement of pedestrian amenities, and promotion of alternative transportation 
methods such as bicycling and mass transit, remains a priority.  The Agency has 
initiated a parking study for the purpose of determining current and future parking 
demand, available resources, and identifying necessary improvements to meet demand.  
In addition to these priorities, the Agency has completed the parking expansion and 
landscaping of Municipal Lot ñCò. The Agency will continue to monitor the use of 
employee parking in the public lots to create the maximum amount of on-street parking 
for downtown customers.  
 
Housing Stock, Conditions, and Affordability     
Housing availability, conditions, and affordability are key factors that can contribute to 
blight and continue to be a concern for the Project Area and the City of Ukiah.  The 
General Plan Housing Element adopted in 2004 for the period ending July 30, 2009 
contains an analysis of the housing needs of all economic segments of the community.   
 
Ukiah is predominantly a single-family residential community with 62.3% of the housing 
comprised of single family attached and detached units.  Multiple family homes 
constitute 30%, and mobile homes constitute 7% of the current housing stock in the 
community.   
 
According to the 2000 U.S. Census 2.4% of Ukiahôs housing units were vacant, while it 
is generally accepted that an overall vacancy rate of 4% is needed to provide for normal 
turnover in housing units.  The low vacancy rate indicates a strong demand for housing 
exists in the community.   
 
The Housing Element reports that affordability of housing is a significant issue and that 
overpayment is clearly an acute problem for both renters and those seeking to purchase 
a home.  An accurate indicator of housing affordability is the gross cost for housing as a 
percentage of household income.  Households paying more than 30% of their income 
for housing are considered to be overpaying.  The Housing Element documented that 
42.6% of households renting in Ukiah were paying more than 30% of their income.    
For home ownership the Housing Element documents a similar problem.  The median 
household income of $32,707 reported by the 2000 Census for Ukiah was simply not 
sufficient at that time to purchase a median-priced home at $292,569.    
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The Housing Element reports that Ukiah has an aging housing stock with approximately 
44% of the cityôs homes being more than 30 years old, indicating the need for significant 
improvements.  Given the low income levels reported, homeowners may lack the 
financial ability to undertake the needed improvements, thus resulting in deteriorating 
housing conditions.     
 
The Housing Element also identifies goals, policies, and implementation programs to 
achieve an adequate supply of safe and affordable housing.  Redevelopment housing 
programs should continue to be structured to address the issues identified in the report.   
 

 
While linked to the previously identified goals and objectives of the Redevelopment 
Plan, the Agency has identified specific goals and objectives for this Implementation 
Plan.  The Plan is a policy statement and has been prepared to set priorities for 
redevelopment activities within the Project Area for the upcoming five-year period.  The 
intent of this Plan is to guide Agency activities based on stated goals and objectives, 
and outlined programs, proposed projects, and estimated expenditures.  The goals and 
objectives of this Implementation Plan for the Ukiah Redevelopment Project Area are: 
 
1. Eliminate and prevent the conditions which lead to the spread of blight by providing 

the renewal, redevelopment, and restoration of the Redevelopment Project Area. 
 
2. Remove impediments to land disposition and development through the    

assemblage of non-conforming or irregularly shaped parcels.  Assemble parcels                
wherever appropriate in order to provide an available industrial land bank or to                 
complete public improvements. 
 

3. Promote public safety and economic growth through an improved system of 
streets, utilities, and public facilities. 
 

4. Emphasize economic development opportunities and job growth in manufacturing 
and technology sectors which generate jobs and promote business development. 
 

5. Remove impediments to home ownership through the creation of jobs. 
 

6. Plan, design, and develop areas which are currently stagnant or underutilized. 
 

7. Provide opportunities for property owners in the rehabilitation of structures and the 
development of properties. 
 

8. Maintain downtown Ukiahôs historic place as a regional center of civic and 
economic activity through continued efforts to revitalize downtown and strengthen 
its position as a viable retail district and the "heart" of our community. 

 

Implementation Plan Goals and Objectives  
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9. Expand the community's supply of decent, safe, and affordable housing to persons 
and families of lower and moderate income levels and encourage and enhance 
opportunities for home ownership and elimination of homelessness in Ukiah. 
 

10. Increase the use of alternative transportation modes within our community, and                    
downtown.  

 

 
The capacity for the Agency to undertake projects is a function of the available tax 
revenue (increment).  The generation of tax increment revenue is driven by the increase 
in the assessed value of real property within the Project Area from the point of 
formation.  The gross revenue generated during this Plan is estimated at $22,190,549 
as shown in detail in Table 2.  
  

Table 2:  Projected Revenue 

FY07/08  $   4,322,663  

FY08/09  $   4,437,521  

FY09/10  $   4,567,452  

FY10/11  $   4,382,829  

FY11/12  $   4,480,084  

Total Revenue:  $ 22,190,549  

 
The available revenue is then reduced by debt service and various agreements with 
other local governmental entities that obligate the Agency to either set aside or pay to 
the other entity a portion of the tax revenue.  It is these issues that have limited the 
amount of available funding in the past decade.   
 
Given that the Agency has met its school capital commitments, the future revenue 
projections are positive.  The net revenue for the next five years is projected at 
$9,841,831 and is illustrated in Table 3.   
  

Table 3:  Net Revenue After Debt Service and Set Asides 

Gross Revenue $22,190,549 

Debt Service -$4,304,491 

Housing * -$4,438,110 

School Capital ** -$3,606,117 

Net Revenue:    $9,841,831 
*   Housing Expenditures include the portion set aside for the Agency, County, and College.  
** School Capital expenditures will be based on submission of     
    projects by the school entities.  

 
In order to undertake large projects, the Redevelopment Agency has the ability to 
borrow money against a pledge of future tax increments.  Borrowed funds may be 
generated through a variety of methods, including, but not limited to, the issuance of 

Financing 



 

 14 

bonds.  The Agencyôs projected tax increments demonstrate a strong fiscal condition 
with the apparent capacity to undertake one or more major projects.  During the course 
of this Plan, the Agency will seek independent analysis to determine the actual amount 
of debt the Agency may issue, based on redevelopment law and market conditions in 
the investment community.        
 
The estimates of expenditures shown in the following section of the Implementation 
Plan have been based on tax increment projections and do not take into consideration 
the issuance of a bond.  The tax increment projections are based on estimates of 
trended growth and new development activity in the Project Area. Actual tax increment 
revenues may vary from those estimates and result in more or less resources than 
those projected.  Furthermore, the estimates do not take into consideration possible 
State legislative changes that may reduce the amount of tax revenue available.  
Adjustments in funding priorities may need to be considered if estimates fluctuate 
significantly.   
 

 
The Agencyôs ability to undertake major development projects amongst any of the 
following programs is dependent upon a number of factors including the amount of 
funds available from a potential bond issuance and the ability to leverage private 
participation and investment.  Among some of the specific projects that the Agency may 
consider undertaking during this period include: 

¶ Enhancement of downtown public parking. 

¶ Downtown revitalization improvements along the State Street corridor. 

¶ Revitalization of the Palace Hotel property. 

¶ Retention of the Mendocino County Court House in the Project Area. 

¶ Development of the Perkins Street Depot property.  

¶ Redwood Business Park Economic Revitalization Project 

¶ Open space, riparian, and recreational facility development. 
 

1.  Business Development Program 
Over the next five years, the Agency will seek to continue its relationship with the Ukiah 
Main Street Program and the Greater Ukiah Chamber of Commerce for business liaison 
and development services.  Through the continuation of performance agreements with 
these organizations, the Agency will be able to advance property beautification, 
publication of marketing material, business outreach and assistance, and tourism 
development. 
 
Agency expenditures for these programs over the life of this plan are estimated at 
$400,000. 
 
Blight Elimination:  Business Development will assist in alleviating blighting conditions 
by attracting new businesses and patronage, improving the economic capacity, and 
facilitating compatible land uses.    

Five-Year Proposed Programs, Potential Projects, and Estimated Expenditures 
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2.  Commercial/Industrial Economic Development Program 
The Agency's efforts to enhance the commercial/industrial sector of the City include an 
ongoing attempt to streamline City services, an aggressive marketing program including 
up-dates to the Cityôs economic development brochures and website, and business 
recruitment of targeted industries including high technology/professional office 
development and light manufacturing.  Local business expansion and business 
recruitment will continue to remain a focus for the Agencyôs Economic Development 
Coordinator.        
 
In addition, economic development efforts will continue to be coordinated with the 
Economic Development and Financing Corporation, the Greater Ukiah Chamber of 
Commerce, the Ukiah Main Street Program, and other economic development agencies 
as opportunities arise.   
 
Funding for these activities during the life of this Plan is approximately $50,000 and 
does not include the cost of staff time which is reflected in the Administrative and Debt 
Service Costs Section.     
 
Blight Elimination:  The various activities planned for the Economic Development 
Program will aid in the elimination of blight by maintaining healthy and vital businesses 
throughout the Project Area.  Active marketing will educate potential businesses and 
investors about the resources and benefits of area.  The effort is aimed at keeping 
commercial occupancy rates high, thus avoiding the abandonment of buildings and the 
ensuing blighting influences.  In addition, new commercial and industrial development 
will assist in stimulating and encouraging economic investment in the area.     
 
3.  Facade Improvement Program 
The Facade Improvement Program will continue to provide funding through a match 
program to improve the appearance the strip commercial centers throughout the 
downtown with a focus on State Street and the rear entrances to the buildings facing 
Main Street.   
 
Estimated expenditures for this program during the next five years are $400,000. 
 
Blight Elimination:  A façade improvement program will assist in the alleviation of blight 
by attracting businesses to the downtown area, reducing vacancies, improving impaired 
investment, and stimulating and encouraging private reinvestment in the downtown 
area. 
 
4.  Commercial Building Rehabilitation Program 
The Commercial Building Rehabilitation Program will provide matching funds and/or 
loans for components of renovation that impede reinvestment including, but not limited 
to the following:   
 



 

 16 

¶ Sprinklers and Fire Suppression  

¶ Earthquake Retrofit 

¶ Hydrant and external water service upgrades 

¶ Sidewalk Replacement/Repair 

¶ Architect and Engineering Fees 

¶ ADA Compliance Upgrades 

¶ Sewer Lateral Repair 
 
Estimated expenditures for this program during the next five years are $300,000.   
 
Blight Elimination:  The development of a Commercial Building Rehabilitation Program 
will assist in alleviating blighting conditions by improving the building stock, which will in 
turn improve impaired investments and remove barriers for reuse.  It will also stimulate 
and encourage economic reinvestment in the downtown.   
 
5.  Streetscape Improvement Program 
The Agency will continue to improve the usability and aesthetics of the Project Area with 
the implementation of streetscape improvements including pedestrian linkage and 
landscape projects.   
 
The estimated cost for these activities for the term of this Plan is estimated at $900,000. 
 
Blight Elimination:  This program will assist in the elimination of blight by strengthening 
pedestrian usability, which will assist in encouraging use of the area.  Increased 
pedestrian traffic will stimulate economic reinvestment. 
 
6.  Capital Improvement and Facility Program 
The Agency will continue to assist in the funding of necessary capital improvements and 
facilities, including the following: 

¶ Streets, roadways, traffic signals, and intersections. 

¶ Parking lots. 

¶ Utility services and infrastructure. 

¶ Environmental hazard mitigation and remediation. 

¶ Land assembly and site preparation activities.   

¶ Public facilities. 
 
The estimated cost for these activities for the term of this Plan is estimated at 
$10,000,000. 
 
Blight Elimination:  Providing support to public improvements will assist in alleviating 
blighting influences by working toward improved vehicular circulation, accessibility, and 
appearance.  In addition, potential land assembly and site preparation will allow for 
cohesive development and remove barriers for reuse.  Furthermore, public facility 
development will assist in alleviating blighting conditions with the correction of 
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deficiencies in infrastructure and services.  Public improvements will increase patronage 
and encourage economic reinvestment in the area.     
 
7.  Administrative and Debt Service Costs 
In addition to the expenditures for the above-described programs, the Agency will incur 
administrative costs for implementing Project Area activities not linked to specific 
projects.  Administration costs consists of statutory or other obligations of the Agency 
including among other things, staff time, special legal and technical assistance, 
supplies, equipment, fees for insurance, and office facility costs.   
 
Funding for these administrative activities during the life of this Plan is approximately 
$150,000. 
 
Expenditures for debt service on existing debt used to finance past redevelopment 
activities is estimated at $4,304,491.    
 
Blight Elimination:  Project administration helps to maintain quality development and 
prevents the recurrence of blighting conditions in the form of inadequate or poorly 
planned/implemented programs and projects. 
 

HOUSING COMPONENT 

 
This Housing Component covers the affordable housing elements that are required to 
be addressed in the Implementation Plan. The Housing Component sets forth the 
Agencyôs goals and objectives, potential projects, and estimated expenditures for the 
next five-year period. 
 
This Housing Component of the Implementation Plan presents the expenditure of funds 
and other activities relating to the production of housing which is affordable to persons 
and families of lower and moderate income. Redevelopment law requires that this 
Housing Plan must specifically include: 
 

¶ An explanation of how the goals, objectives, potential projects and estimated 
expenditures set forth in the Housing Implementation Plan will implement the 
affordable housing requirements of redevelopment law, including a housing program 
for each of the five years of the Implementation Plan; 

 

¶ The amount available in the Low- and Moderate-Income Housing Fund and 
estimates of both deposits into and expenditures from the Housing Fund during each 
of the next five years; 

 

¶ The number of new, rehabilitated, or price-restricted housing units to be assisted 
during each of the next five years; 

 

Implementation Plan Requirements for Housing 
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¶ If existing affordable housing will be removed as a result of redevelopment activities, 
a list of proposed sites for the replacement housing the agency is required to 
produce; and 

 

¶ For redevelopment projects adopted (or territory added by amendment) on or after 
January 1, 1976, specific information related to the redevelopment law requirements 
for affordable housing production. 

 
Generally, an Agencyôs requirements for affordable housing fall into the following three 
areas. 
 
Housing Production / Replacement Requirement 
For those project areas that were adopted after 1976 and which contained land 
designated for residential uses, the Agency is required to meet certain specific 
requirements of Redevelopment Law related to housing production and to produce a 
plan showing how the requirement will be met. The requirement is that 30% of all new 
dwelling units produced by a redevelopment agency acting as developer be affordable 
and/or that 15% of all new dwelling units produced by entities other than the 
redevelopment agency be affordable. A minimum of 40% of these new affordable 
dwelling units are to be made available to very low-income households. 
 
The inclusionary housing production requirement above applies to the aggregate of all 
housing citywide. Therefore, it is not necessary to reserve 15% of the units in every 
housing development within the project areas as affordable. In addition, the Agency is 
permitted to count qualifying units constructed outside the Project Area on a two-for-one 
basis to satisfy the inclusionary housing requirement. 
 
The Agency may meet the inclusionary housing requirements of Redevelopment Law in 
two different ways. First, affordable housing units developed within the Project Area that 
carry affordability requirements of 45 years for owner-occupied and 55 years for rental 
units, can be counted on a one-for-one basis toward meeting the inclusionary housing 
requirements. Second, units developed outside the Project Area that carry affordability 
requirements of 45 years for owner-occupied and 55 years for rental units, can be 
counted on a two-for one basis toward meeting the Planôs inclusionary housing 
requirements.  
 
The Agency is also subject to the replacement-housing requirement for the Project 
Area. When residential units housing low- and moderate-income persons are destroyed 
or taken out of the low- and moderate-income market as part of a redevelopment 
project, the Agency must replace those units within a specified period of time in 
accordance with a plan adopted by the Agency. 
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Housing Fund Requirement 
Redevelopment law requires an agency to set aside in a separate Low- and Moderate-
Income Housing Fund (the ñHousing Fundò) at least 20% of all tax increment revenue 
generated from its project area for the purpose of increasing, improving and preserving 
the communityôs supply of low- and moderate-income housing. Agencies are specifically 
required to expend the monies in the Housing Fund to assist extremely low-, very low-, 
low- and moderate-income households, generally defined as: 
 

¶ Extremely Low income at or below 30% of area median income, Income adjusted for 
family size 

 

¶ Very Low income at or below 50% of area median income, Income adjusted for 
family size 

 

¶ Low income at or below 80% of area median income, adjusted for family size 
 

¶ Moderate income at or below 120% of area median Income income, adjusted for 
family size 

 
Under Redevelopment Law, Housing Fund monies must be ñtargetedò to assist very 
low-, low- and moderate-income households in at least the same proportion as the 
housing need. That is to say, assistance must be provided in at least the same 
proportion (e.g., percentage) that the number of housing units needed for the very low 
and low-income categories bears to the total number of units needed for all three 
income categories. 
 
Affordable Housing Cost & Duration of Affordability 
Housing assisted with Housing Fund monies must be ñavailable at an affordable 
housing costò. In general, this means that the cost of housing for eligible low- and 
moderate-income households equals about 30% of income. The cost of housing, as 
defined, includes not only the rental or mortgage payment, but also insurance, property 
taxes, homeownerôs dues, assessments, and utilities. 
 
Redevelopment Law also requires the placement and recordation of affordability 
controls on any new or substantially rehabilitated housing assisted with Housing Fund 
monies. In the case of new or substantially rehabilitated rental housing, controls must 
be placed on the assisted housing units such that they remain affordable for the longest 
feasible time, but not less than 55 years. For owner-occupied housing, a shorter 
duration of 45 years is permitted. 
 

 
Redevelopment Law requires that the Housing Component of the Implementation Plan 
must set forth the Agencyôs goals and objectives for affordable housing during the next 
five years. The Agencyôs housing goals are to improve, increase, and preserve the 

Housing Goals and Objectives of the Implementation Plan 
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communityôs supply of affordable housing and to meet all of the reporting requirements 
mandated by Redevelopment Law.  
 

 
Estimated Production of Housing 
The Implementation Plan is required to provide an estimate of the number of new, 
substantially rehabilitated or price restricted residential units to be developed over the 
life of the Redevelopment Plan and during the next ten years.  The information is shown 
in the table below. 
 

Table 4:  Estimated Housing Production 

 10 Year Total 
(2007 ï 2016) 

Life of Redevelopment 
Plan (1989-2029) 

Estimated Total Units(1) 360 1436 

Affordable Units(2) 54 215 

Affordable Units for Very Low-Income(3) 22 86 
(1)  

Assumes an average annual growth rate of 0.56% through 2005 and 0.55% through 2029 as reported in the Ukiah Valley Area  
    Plan Economic Background Report, Economic Background Systems, 2007   
(2)  

Based on 15% of the total units. 
(3)  

Based on 40% of the 15%. 

 
The Implementation Plan assumes that the Agency will not develop any housing itself, 
but that all housing will be developed by the private sector or non-profit housing 
developers.  Therefore, the number of affordable units shown is based on 15% of the 
total number of units. The number of affordable units for very low-income households is 
based on 40% of the 15%, which is equivalent to 6% of the total units.  The estimate for 
the total number of units produced is based on the number of households derived from 
Census data and projected utilizing growth rates from the Department of Finance.  
Furthermore, the estimates can be considered conservative since they were derived 
from citywide figures rather then the smaller Project Area of the Redevelopment Plan.    
 
The Agency intends to meet the above production requirements for affordable units 
through the creation of housing both within and outside the Project Area. As allowed by 
Redevelopment Law, units outside the Project Area that are created, rehabilitated, or 
price restricted are counted toward the production requirement on a two-for-one basis. 
 
The Agency has been successful in the production of affordable units since the 
inception of the Redevelopment Plan.  As previously shown, the Agency has an 
estimated production requirement of 215 affordable units over the life of the Plan of 
which 86 must be affordable units for very low-income.  Through 2006, the number of 
affordable units that can be counted towards the Agencyôs production requirement is 
357 of which at least 111 are for very low-income.   Table 5 illustrates the number of 
affordable units produced through 2006.   
 

Housing Production and Replacement 
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Table 5: Affordable Housing Units Constructed, Rehab. or preserved, 1989-
2006   

Unit Type 
Within 
RDA 

Outside RDA 
(50% Adj.) 

Total 
Adjusted 

Total  

New Construction 

Very Low 54 42 (22) 96 76 

Low 148 9 (4.5) 157 152.5 

Rehabilitated 

Very Low 4 11 (5.5) 15 9.5  

Low 3 8 (4) 11 7 

Preserved (Retained) 

Very Low or Low 112 0 112 112 

TOTAL: 321 72(36) 393 357 

 
Exhibit #4 provides a detailed history of affordable housing production for the Project 
Area. 
 
While the Agency utilizes a methodology to estimate the required production 
requirements in an effort to set goals, the number of affordable units that the Agency is 
obligated to produce is based on the total number of new and substantially remolded 
units actually developed during the life of the Agency.  Through 2007, the total number 
of new and substantially remolded units was 622.  The obligated production requirement 
of affordable housing for this period is 93 units of which 37 must be for very low income.             
 
Replacement Housing Requirement 
The Agency is subject to the replacement-housing requirement and must replace, on a 
one-for-one basis, all units removed from the low- and moderate-income housing stock 
resulting from Agency involvement. Article 16.5 requires that if an implementation plan 
contains projects that could result in the removal of low- and moderate-income housing 
units, the plan must identify locations suitable for the replacement of such housing. This 
Implementation Plan does not include projects that would result in the removal of any 
low and moderate-income housing units, so a discussion of replacement housing 
locations is not applicable. 
 

 
Set-Aside of Tax Increment 
The Project Area is required to meet the housing set-aside deposit requirement of 20% 
of the total tax increment collected by the Agency. The Agency intends to make the full 
housing set-aside deposit annually, and does not intend to make any of the allowable 
findings that would exempt the Project Area from all or part of the set-aside 
requirement. 

Housing Fund 
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Proportional Expenditure for Low- and Very Low-Income Housing 
The Project Area is subject to the Redevelopment Law mandate that the Agency have a 
policy of expending monies in the Housing Fund in proportion to the unmet need for 
housing for persons and families of low- and very low-income. In order to determine the 
proportion of Housing Fund monies which should be spent for housing persons of low 
and very low income, the Agency has used the number of units that need to be 
produced based on the area fair share allocation (Housing Element). Table 6 shows the 
regional housing needs determination for the City of Ukiah by the Mendocino Council of 
Governments (MCOG) for the period of January 1, 2000 to July 1, 2009.  State 
legislation enacted in 1980 mandated that the MCOG determine the existing and 
projected regional housing needs and determine each of the Countyôs jurisdictions 
share of the regional need for housing by household income group.   
 

Table 6:  Housing Allocations For Very Low, Low & Moderate Income Groups  

Income Group ï % of County Median Income Total Housing Need (Units) Percent 

Very Low [0-50] 131 38% 

Low [50-80] 113 33% 

Moderate [80-120] 101 29% 

Total 345 100% 

Source:  MCOG Regional Housing Needs Determinations (RHNP) Adopted 07/02/02 

 
Assistance must be provided in at least the same proportion (e.g., percentage) that the 
number of housing units needed for the very low and low-income categories bears to 
the total number of units needed for the very low, low, and moderate income categories.  
Thus, at least 38% of the Agencyôs Housing Fund will be spent on the production of very 
low-income units and at least 33% on the production of low-income units.    
 
Transfer of Housing Funds to Other Providers 
The Project Area will be subject to the provisions requiring the transfer of housing funds 
to other housing producers in the area. Such transfers could possibly occur if the 
Housing Fund contained excess surplus. Excess surplus means any unexpended and 
unencumbered amount in a Housing Fund that exceeds the greater of $1 million or the 
aggregate amount deposited into the Housing Fund during the preceding four fiscal 
years. 
 
The Agency has been reserving 50% of the set aside funds for an unspecified large 
project, but intends to encumber this funding prior to reaching the excess surplus limit.  
As such, there has not been excess surplus in the Housing Fund for the Project Area to 
date. Therefore, the Agency is not required to transfer monies in the Housing Fund to 
other housing providers. However, the Agency currently works with a number of housing 
agencies to fund various housing programs and projects. 
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Housing Fund Resources 
The total tax increment revenue estimated to be generated for housing during the next 
five years is $4,438,110.  The Ukiah Redevelopment Agency will retain 65% of the 
housing set aside while 25% will be passed through to the County and 10% will be 
passed through to Mendocino College. Table 7 includes detailed information on 
estimated deposits into the Housing Fund for the fiscal years 2007-08 through 2011-12. 
The housing set-aside revenue shown in the table was estimated based on 20% of the 
total tax increment revenue for the Project Area. The amounts shown are estimates, 
and actual tax increment revenues and resulting housing set-aside revenues could be 
more or less. 
 

 
 

 
As shown in Table 7, the Ukiah Redevelopment Agencyôs portion of the housing set-
aside funds for the upcoming five-year period is estimated at $2,884,772.    The 
Housing Fund balance at the beginning of FY06/07 was $1,465,431 of which the 
Agency has reserved $1,000,000 for a large project.   Total funding available to the 
Agency over the next five-years for housing is estimated at $4,350,203.   
 
The Agency uses multiple funding sources to assist in the provision of affordable 
housing. The programs and potential projects described below reflect those for which 
the housing set-aside is intended to be used as a partial or total funding source. A 
description of the potential projects and programs comprising the Agencyôs housing 
activities is discussed below and is based on the projected resources to be available. 
 
The potential programs available to the Agency which will be explored by the Agencyôs 
Low and Moderate Income Housing Advisory Committee include: 
 
 
 

Table 7:  Projected Agency Housing Revenues 

 Set Aside Ukiah (65%) County (25%) College (10%) 

FY07/08 $864,533  $561,946 $216,133 $86,453 

FY08/09 $887,504  $576,878 $221,876 $88,750 

FY09/10 $913,490  $593,769 $228,373 $91,349 

FY10/11 $876,566  $569,768 $219,142 $87,657 

FY11/12 $896,017  $582,411 $224,004 $89,602 

Total: $4,438,110  $2,884,772 $1,109,528 $443,811 

     

Fund Balance as of FY06/07 $1,465,431 $466,785 $626,147 

Total Funds Available To Each 
Agency: $4,350,203 $1,576,313 $1,069,958 

Housing Programs 
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1. Residential Rehabilitation Program 
The General Plan has identified a significant number of housing units in need of 
repair as well as overcrowding of multi-family units.  These conditions have 
resulted in accelerated wear and tear aggravated by minimal or deferred 
maintenance due to income level constraints.  An updated survey should be 
conducted to fully identify the extent of the problem.  The Housing Committee will 
explore the potential financial resources available for a Rehabilitation Loan 
Program or gap financing to leverage private funds.  In addition, the Agency may 
provide assistance that would meet the definition of substantial rehabilitation. 
Redevelopment law defines substantial rehabilitation as rehabilitation where the 
value represents 25% of the property after the rehabilitation takes place.  

 
 
2. Housing Assistance Programs 

Housing affordability and overpayment is an increasing problem which the 
Agency will continue to address.  Future Programs should be developed by the 
Housing Committee to establish or supplement a homebuyerôs mortgage 
assistance program.  Such a Program might provide for low interest or deferred 
second mortgages to assist with housing acquisitions.  This Program should 
include land assembly and cooperative projects with housing providers for the 
development of multi-family units as well.  A thorough investigation will be 
completed to identify available state and federal programs.   

 
3. New Residential Construction Programs 

The Agency will continue to coordinate with housing provider groups such as the 
Community Development Commission of Mendocino County, Rural Communities 
Housing Development Corporation, Habitat for Humanity, and other for-profit or 
non-profit private sector organizations interested in developing a mix of 
ownership and rental of affordable and market rate housing City-wide.  Through 
development agreements, land buy-downs, loan underwriting, and/or sweat 
equity construction, the Agency shall endeavor to assist these organizations in 
development efforts to meet Ukiah's housing needs and requirements.  

 

 
Program Expenses 
The Agency's housing programs are implemented through a semi-annual recruitment of 
project applications with recommendations for project selection by the Agency's Low 
and Moderate Income Housing Advisory Committee.  Specific decisions on allocations 
for Agencyôs housing programs will be made as part of the Agencyôs annual budget 
process. The intent is not to restrict Agency housing activities to predetermined 
programs, but to allow flexibility to fund quality and needed housing projects that come 
to inception during the Plan period. 
 

Estimated Housing Expenditures 
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As reported in Table 7, the total funding available to the Agency in the next five years 
generated from the 20% housing set-aside and combined with the fund balance is 
estimated at $4,350,203.  Of this amount, the estimated funding available to the Agency 
for housing programs and projects is $3,768,832.  The remaining balance will be utilized 
to cover administrative expenses reported in the following section.          
 
There are no programs planned at this time which will involve the elimination of housing 
units, therefore, a Housing Replacement Plan is not required to be incorporated or 
funded in this plan. 
 
Blight Elimination:  Affordable housing projects with residential components address a 
fundamental redevelopment purpose, the provision of housing for all income groups and 
populations.  Programs and projects will serve populations with special housing needs 
for whom housing options, within the project area and citywide, are limited.  Affordable 
housing addresses a long-standing need and will serve as a link to other redevelopment 
efforts aimed at economic development.   
 
Administrative Expenses 
In the course of implementing the housing program, administrative costs will be 
incurred. Such expenditures include salaries, overhead, consultant and legal expenses, 
supplies, etc.  
 
Administrative expenses for the Housing Program over the next five years are estimated 
at $581,371. 
 
Blight Elimination:  Project administration helps to maintain quality development and 
prevents the recurrence of blighting conditions in the form of inadequate or poorly 
planned/implemented programs and projects. 
 

 
Although the Agency has already met the estimated housing production requirement for 
the life of the Redevelopment Plan, the Agency will continue to utilize the required 
housing set-aside funds for the production of affordable units using each ten-year 
compliance period as a baseline to establish new housing goals.  As previously 
illustrated in Table 4, 360 housing units may be developed in the Project Area over the 
next ten years. Using this as a baseline, 54 affordable units is the production goal over 
the ten-year compliance period. Of this estimated number, 22 units will need to be in the 
very low-income category. The balance can be either in the moderate- or low-income 
category. 
 
In order to meet this production goal, the Agency will assist with the development and/or 
rehabilitation of at least 27 affordable units over the next five years with Housing Funds. 
The Agency will also monitor expenditures from the Housing Fund to ensure 

Planned Housing Activity and Production  
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expenditures in proportionate amounts are reflective of the unmet need for low- and 
very low-income housing.  
 
According to 2000 Census information, 14.2% of Ukiahôs population is age 65 or older. 
Therefore, Redevelopment Law requires that at least 85.8% of the Housing Fund be 
spent on non-age restricted units. The Agency will monitor expenditures from the 
Housing Fund to ensure expenditures are made in proportional amounts reflective of the 
population over age 65. 
 

The Ukiah Redevelopment Projectôs Five-Year Implementation Plan describes the 
Ukiah Redevelopment Agencyôs focus as it enters its third decade working to enhance 
the quality of life for the entire Ukiah Community. The Agencyôs programs identified 
within this plan are proposed to assist in the alleviation of blighting conditions existing in 
the Project Area and to increase and enhance the community's housing supply.  
Redevelopment is an evolving process subject to a number of changing community 
priorities and issues.  For these reasons, this Plan is completed with the intent of a 
publicly conducted review.  Such a periodic review is required by the Community 
Redevelopment Law Reform Act of 1993, and corresponds with this Agency's 
continuing commitment to the public process.  This plan will be reviewed between 2009 
and 2010, to ensure it continues to meet the goals and values of the community. As 
circumstances change, the goals and objectives established in this plan may be 
amended. As always, public input will be sought to ensure the Agency continues to 
provide programs and implements projects that are in the best interests of the 
community. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Conclusion 



 

 27 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit #1:  Ukiah Redevelopment Project Area Map 
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Exhibit #2:  Ukiah Redevelopment Land Use Map 


