
Community Development Department 
Planning Services Division 

300 Seminary Ave. 
Ukiah, CA  95482 

planning@cityofukiah.com 

DATE: August 10, 2018 

TO: Mendocino County Airport Land Use Commission 

FROM: Craig Schlatter, Community Development Director 

SUBJECT: Mendocino County Comprehensive Land Use Plan consistency determination for 
a two-phase project that would include 1) a new 7,671 sf retail shell building to 
house a Panda Express drive-thru restaurant and other retail space; and 2) future 
5,500 sf retail building within the B1 Airport Compatibility Zone.  

PROJECT OVERVIEW 

OWNERS: Gary Akerstrom 
Redwood Business Park of Ukiah 

APPLICANT: Terry Johnson 
Best Properties Group 

REQUEST: Mendocino County Comprehensive Land Use Plan 
consistency determination for Panda Express Restaurant 
and Other Retail Space 

LOCATION: ±600 ft south of Hastings Road, situated between Airport 
Road and Airport Park Boulevard. Address: 1230 Airport 
Park Boulevard; APN: 180-080-77 

TOTAL ACREAGE: ±1.82 acres (Phase I: 1.14 acres; Phase II: 0.68 acres) 

GENERAL PLAN: Master Plan Area (MPA)- Airport Industrial Park (AIP) 
Planned Development 

ZONING DISTRICT: Light Manufacturing/Mixed Use 

ENVIRONMENTAL 
DETERMINATION: 

Categorical Exemption, pursuant to CEQA Guidelines Article 
19 Section 15332, Infill Development Projects, Class 32 
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PROJECT SUMMARY 
 
An application was received from Terry Johnson of Best Properties Group by the City of Ukiah 
Community Development Department for approval of a Major Use Permit/Major Site Development 
Permit to allow the development of a two-phase project to develop commercial uses at 1230 
Airport Park Boulevard (APN 180-080-77) in the City’s Airport Industrial Park (AIP) Planned 
Development area. The parcel comprises 1.82 acres total that will be split into two parcels via a 
Minor Subdivision Tentative Map. The two phases of the project are described below: 
 

1. The easterly parcel will be 1.14 acres and house the Phase I project consisting of: 

 A 7,671 sf 27-ft high retail shell building to house a 2,200 sf Panda Express 

restaurant and drive-thru, as well as 5,471 sf of other retail space.   

 Green building design features including: an area on the roof being reserved for 

future solar panels, building materials made of recycled-composite materials, etc. 

 50 vehicle parking spaces. 

 9,917 sf of landscaping improvements. 

 Supporting sidewalk improvements, signage, lighting, trash enclosures, etc. 

 

2. The westerly parcel will be 0.68 acres and house the Phase II project consisting of: 

 A maximum of 5,500 sf of retail within one new building. 

 22 vehicle parking spaces. 

 A minimum of 5,925 sf landscaping improvements. 

 No further detailed plans for improvement have been provided at this time. 

The site plan and building elevations for the proposed project are included in Attachment 1. 
 
SETTING  
The project site is located on a vacant parcel in the Airport Industrial Park (“AIP”) Planned 
Development area, a well-developed urban area with existing commercial uses. The project is 
surrounded by the following: 
 

North: Commercial including Sears, U.S. Cellular, Ukiah Valley Holistics Cannabis 
Dispensary, etc.; Light Manufacturing/Mixed Use zoning 

South: Commercial including Mendocino Animal Hospital; Light Manufacturing/Mixed Use 
& Industrial zoning  

East: Commercial including Friedman Brothers, Food Maxx, etc.; Retail Commercial 
zoning 

West:  Ukiah Municipal Airport; Light Manufacturing/Mixed Use zoning 
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Figure 1. Aerial View 
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Figure 2. Zoning Designation 
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Figure 3. Airport Compatibility Zone 
 

 
 

 
CITY OF UKIAH ZONING ORDINANCE 
Development within the project site and area is regulated by the City of Ukiah Zoning Ordinance 
and regulations within the AIP Planned Development, adopted in January 2014 and last amended 
in June 2017 (Ordinance No. 1178). The AIP zoning of the subject property is Light 
Manufacturing/Mixed Use and requires a Major Use Permit/Site Development Permit for new 
commercial development. The applicant has provided a narrative of how the project complies with 
the zoning regulations as a part of their application (Attachment 2). 
 
AIRPORT COMPATABILITY ANALYSIS 
Per the Ukiah Municipal Airport Master Plan (“Ukiah Master Plan”), the entirety of the project site 
is located in Zone B1 of the July 1996 Ukiah Municipal Airport Master Plan Compatibility Zoning 
Map. This zone comprises land within the Approach/Departure Zone and Adjacent to the Runway.  
 
Density. Table 7A of the Ukiah Master Plan (Table 2A of the CLUP) identifies a maximum density 
of 60 persons per acre for non-residential uses. Because the tenants of the other retail spaces of 



 
 
 

 

ALUC Consistency Determination 
Panda Express 

6 

 

the Phase I parcel and the future Phase II parcel are unknown at this time, density has been 
calculated and analyzed using the Parking Ordinance methodology described in Appendix C of 
the CLUP. The Parking Ordinance methodology states “The number of people present in a given 
area can be calculated based upon the number of parking spaces provided. Some assumption 
regarding the number of people per vehicle needs to be developed to calculate the number of 
people on-site. The number of people per acre can then be calculated by dividing the number of 
people on-site by the size of the parcel in acres. This approach is appropriate where the use is 
expected to be dependent upon access by vehicles”. 
 
Parking requirements are typically calculated by use and square footage per Ukiah City Code 
(UCC) Section 9198. Using the Parking Ordinance methodology and B1 criteria, the maximum 
density allowed would be 68 persons on the Phase I parcel (1.14 acres x 60 = 68.4) and 41 
persons on the Phase II parcel (0.68 acres x 60 = 40.8). The total combined existing parcel density 
allowed is 112 persons (1.86 acres x 60 persons = 111.6). As shown below, using this 
methodology, the resulting density for Phase I would be 65.7 persons per acre, which is below 
the 68 persons allowed on-site. The resulting density for Phase II would be 49, which would be 
above the 41 persons allowed on-site. However, together the existing combined parcels would 
result in 59.3 persons per acre, which is below the 112 persons allowed on the existing site. 
 

Proposed Phase I 
Total parking spaces required per UCC: 50 
Number of people per vehicle: 1.5 
Total number of persons on-site: 75 (50 spaces x 1.5 persons) 
Resulting density: 66 persons/acre (75 persons/ 1.14 acres = 65.7) 
 
Proposed Phase II 
Total parking spaces required (max) per UCC: 50 
Number of people per vehicle: 1.5 
Total number of persons on-site: 33 (22 spaces x 1.5 persons) 
Resulting density: 49 persons/acre (33 persons/ 0.68  acres = 48.5) 
 
Total Existing Parcel (Phase I and II combined) 
Total parking spaces required per UCC:72 
Number of people per vehicle: 1.5 
Total number of persons on-site: 108 (72 spaces x 1.5 persons) 
Resulting density: 59 persons (108 persons/ 1.86 acres = 59.3) 

 
 
Open Land. Table 7A of the Ukiah Master Plan recommends 30 percent of open land per parcel 
in the B1 compatibility zone. The Phase I parcel is 49,658 sf in size. The project includes 7,671 
sf of building area and 41,987 sf open area (including landscaping and parking), totaling 84.6 
percent of open land, which is above the 30 percent recommendation. 
 

Proposed Phase I 
Parcel area: 49,658 sf 
Total building area: 7,671 sf 
Total open land area: 41,987 sf, or 84.6% of parcel 
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Proposed Phase II 
Parcel area: 29,621 sf 
Total building area: 5,500 sf max 
Total open land area: 24,121 sf, or 81.4% of parcel 

Total Existing Parcel (Phase I and II combined) 
Parcel area: 79,279 sf 
Total building area: 13,171 sf 
Total open land area: 66,108 sf, or 83% of parcel 

Height. The proposed building is 27 feet high and does not exceed the maximum height 
standard for buildings of this type/use in the B1 airport compatibility zone. 

CONCLUSION 

The project represents a well-planned commercial infill development, which is consistent with the 
Ukiah General Plan and fulfills major community objectives. 

RECOMMENDATION:  

City Staff recommends the Commission: 

1. Consider the request for a consistency determination submitted by the Best Property
Group for a new Panda Express restaurant and other commercial/retail space.

2. Consider the Findings 1-3 identified below.
3. Find the proposed project consistent with the Airport Comprehensive Land Use Plan.

FINDINGS FOR CONSIDERATION 

1. The proposed project represents a well-planned commercial infill development, which is

consistent with the Ukiah General Plan and fulfills major community objectives.

2. The proposed project will minimize the public’s exposure to excessive noise and safety

hazards associated with airport operations.

3. Based on calculations and analysis contained herein, the Panda Express project is

consistent with the airport B1 Compatibility Zone density standard.

ATTACHMENTS 

1. Panda Express Site Plan and Building Elevations
2. Panda Express Project Narrative





TSD ENGINEERING, INC.

785 Orchard Drive, Suite #110
Folsom, CA  95630
Phone: (916) 608-0707
Fax: (916) 608-0701

expect more.

TENTATIVE PARCEL MAP

PANDA EXPRESS & RETAIL CENTER
LOT B1-A PER PARCEL MAP M.S. 9-29

DRAWER 79, PAGE 65 & 66; MENDOCINO COUTY

1230 AIRPORT PARK BLVD

CITY OF UKIAH,CA
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VICINTY MAP
N.T.S.
ORTHN PROJECT SUMMARY

ASSESORS PARCEL NO
180-080-77

PROJECT ADDRESS
1230 AIRPORT PARK BLVD
UKIAH, CA 95482

OWNER
REDWOOD BUSINEES PARK OF UKIAH
425 TALMAGE ROAD
UKIAH,  CA 95482

DEVELOPER/APPLICANT
BEST PROPERTIES GROUP
2580 SIERRA BLVD, SUITE E
SACRAMENTO, CA 95825
ATTN: TERRY JOHNSON

ENGINEER
TSD ENGINEERING, INC
785 ORCHARD DRIVE, SUITE #110
FOLSOM, CA 95630
ATTN: CHRIS SCHULZE

EXISTING NUMBER OF LOTS
(1 )  ONE

EXIST PROPERTY AREA
±1.82 ACRES

PROPOSED NUMBER OF LOTS
(2)  TWO

PROPOSED PROPERTY AREA

PARCEL 1
±1.15 ACRES (±50,097 SQ.FT.)

PARCEL 2
±0.67 ACRES (±29,175 SQ.FT.)

EXISTING USE
VACANT

PROPOSED USE
RETAIL/COMMERCIAL

EXISTING ZONING/GENERAL PLAN
ZONNG: PD - COMMERCIAL
GENERAL PLAN: AIPORT INDUSTRIAL PARK MASTER PLAN AREA:
LIGHT MANUFACTURING/MIXED USE

PROPOSED ZONING/GENERAL PLAN
ZONNG: PD - COMMERCIAL
GENERAL PLAN: AIPORT INDUSTRIAL PARK MASTER PLAN AREA:
LIGHT MANUFACTURING/MIXED USE

SURVEY NOTES

1. PER PRELIMINARY FIELD INVESTIGATION THERE IS NO
EVIDENCE OF EXISTING OR ABANDONED WELLS ON THE
SUBJECT PARCEL.

2. PROPOSED LOT LINES AND LOTS MAY CHANGE DUE TO
BUILDING CODE CONFORMANCE.

TPM-1

TENTATIVE MAP STATEMENT

"I HEREBY STATE THAT ALL EASEMENTS AS INDICATED IN  THE
REDWOOD EMPIRE TITLE COMPANY OF MENDOCINO COUNTY,
PRELIMINARY TITLE REPORT NO. 20110181DN DATED AUGUST 14,
2014  HAVE BEEN SHOWN HEREON AND/OR HAVE BEEN
ACCOUNTED FOR IN NOTE PLACED HEREON.  ALL EASEMENTS
PROPOSED TO BE ABANDONED OR QUITCLAIMED AND/OR ALL
EASEMENTS THAT CANNOT BE LOCATED ARE NOTED HEREON.

__________ ____________________ ____________
SIGN DATE

LICENSE REGISTRATION NO. 7375 EXPIRES: 12-31-2019

BENCHMARK
ASSUMED DATUM

ELEV.=100.00'

THE BASIS OF ELEVATIONS FOR THIS SURVEY IS BASED ON
AN ASSUMED DATUM BASED ON AN ALTA/ACSM SURVEY
PREPARED ON OCTOBER 14, 2014.  THE SITE BENCHAMRK
IS AN EXISTING FIRE HYDRANT AS SHOWN.

ALL PROPOSED IMPROVEMENTS ARE IN COMPLIANCE WITH
CURRENT CITY OF UKIAH STANDARDS AT THIS TIME.

CITY STANDARDS STATEMENT

BASIS OF BEARINGS IS PER FOUND MONUMENTS AS SHOWN
ON THE PARCEL MAP RECORDED IN MAPS, DRAWER 79, PAGES
65-66, MENDOCINO COUNTY RECORDS.

BASIS OF BEARING

WATER
CITY OF UKIAH

SANITARY SEWER
CITY OF UKIAH

STORM DRAIN
CITY OF UKIAH

FIRE
CITY OF UKIAH

ELECTRIC
CITY OF UKIAH

GAS
PG&E

TELEPHONE
AT&T

CABLE
COMCAST

REFUSE
CITY OF UKIAH

UTILITY PROVIDERS:

LEGAL DESCRIPTION

Project
Site

1
2

FLOOD ZONE
PROPERTY IS LOCATED WITHIN FLOOD ZONE DESIGNATED AS
ZONE X - AREA OF MINIMAL FLOOD HAZARD (AREAS
DETERINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE OF
FLOOD PLAIN) AS SHOWN ON THE FEDERAL EMERGENCY
MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP, MAP
NO. 06045C1514F, DATED JUNE 2, 2011.
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