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THE OVERISGHT BOARD OF THE SUCCESSOR AGENCY TO THE FORMER

REDEVELOPMENT AGENCY OF THE CITY OF UKIAH

RESOLUTION NO.  2014- 10

A RESOLUTION OF THE OVERSIGHT BOARD OF THE SUCCESSOR AGENCY TO THE
DISSOLVED REDEVELOPMENT AGENCY OF THE CITY OF UKIAH APPROVING AN

AMENDED LONG RANGE PROPERTY MANAGEMENT PLAN AND SUBMITTING THE
PLAN TO THE DEPARTMENT OF FINANCE FOR REVIEW PURSUANT TO HEALTH AND
SAFETY CODE SECTION 34191. 5.

WHEREAS,  Health and Safety Code Section 34191. 5( a)  established a Community
Redevelopment Property Trust Fund  (" Trust Fund"),  to be administered by the Successor
Agency, to serve as the repository of the dissolved Ukiah Redevelopment Agency' s (" URA") real
property assets; and

I
WHEREAS, Health and Safety Code Section 34191. 5( b) requires the Successor Agency

to prepare a Long Range Property Management Plan (" LRPMP") to address the disposition and
use of the real property assets in the Trust Fund; and

WHEREAS,  Health and Safety Code Section 34191. 5( c)( 1)  requires the LRPMP to
include an inventory of such real property assets owned by the URA when it was dissolved; and

WHEREAS,  the Successor Agency prepared and submitted an Oversight Board
approved LRPMP on August 21, 2013 to the Department of Finance; and

WHEREAS, the Department of Finance has completed a preliminary review of the
LRPMP and has requested the Successor Agency amend the LRPMP and resubmit; and

WHEREAS, all real property assets owned by the URA when it was dissolved are now
controlled by the Successor Agency, which has prepared an amended LRPMP, a copy of which
is attached to this Resolution as Exhibit A; and

WHEREAS, the amended LRPMP must be reviewed and approved by the Oversight
Board of the Successor Agency before it is submitted to the Department of Finance for review;
and

WHEREAS, the amended LRPMP must be reviewed and approved by the Department
of Finance prior to any sale or transfer of real property assets in the Trust Fund; and

WHEREAS, the Oversight Board finds that the amended LRPMP was prepared in
accordance with the requirements of Health and Safety Code Section 34191. 5;    I

NOW, THEREFORE, THE OVERSIGHT BOARD OF THE SUCCESSOR AGENCY TO
THE DISSOLVED REDEVELOPMENT AGENCY OF THE CITY OF UKIAH DOES HEREBY I
RESOLVE AS FOLLOWS:

Section 1.       Recitals.   The Recitals set forth above are true and correct and are

incorporated into this Resolution by this reference.
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Section 2.       CEQA Compliance.   The action of the Oversight Board to approve the

LRPMP and submit the LRPMP to the Department of Finance and the County Auditor Controller
does not commit the Oversight Board to any action that may have a significant effect on the
environment. As a result, such action does not constitute a project subject to the requirements

of the California Environmental Quality Act.

Section 3.      Approval of the Amended Lona Ranqe Propertv Manaqement Plan and
Submission of the Plan Pursuant to Health and Safetv Code Section 34191 5 The amended

LRPMP attached to this Resolution as Exhibit A is hereby approved. Staff is authorized and
directed to transmit the approved amended LRPMP and this Resolution to the Department of
Finance and the County Auditor Controller for review in accordance with the requirements of
Health and Safety Code Section 34191. 5

Section 4.       Severabilitv.  If any provision of this Resolution or the application of any
such provision to any person or circumstance is held invalid, such invalidity shall not affect other
provisions or applications of this Resolution that can be given effect without the invalid provision
or application, and to this end the provisions of this Resolution are severable.  The Oversight
Board declares that the Oversight Board would have adopted this Resolution irrespective of the
invalidity of any particular portion of this Resolution.

Section 5.       Certification.  The City Clerk of the City of Ukiah, acting on behalf of the
Oversight Board as its Secretary, shall certify to the adoption of this Resolution.

Section 6.       Effective Date.  This Resolution shall become effective upon its adoption.

PASSED,  APPROVED AND ADOPTED this 24"  day of September,  2014 by the
following vote:

AYES:       Members Cichocki,  Mills,  Mirata,  Howard,  Todd,  and Chair Crane
NOES:      None

I
ABSENT:  None

ABSTAIN: None

7G[       r_''1          7—Lc-('  /

Dougla F. Crane, Chairperson

AlTEST:

cGJI1 ('    _ GG La_
Kristine Lawler, Oversight Board Secretary
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EXHIBIT A

AMENDED LONG RANGE PROPERTY MANAGEMENT PLAN

Attached behiod this page]
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Amended Long Range Property Management Plan 
Successor Agency to the Former Ukiah Redevelopment Agency 

 
Introduction 
 
On April 26, 2013, the City of Ukiah’s Successor Agency received a Finding of Completion 
from the Department of Finance, based on the Agency’s Non-Housing Due Diligence Review 
(“DDR”), prepared in accordance with Health and Safety Code1 Section 34179.5 and its full 
payment to the Mendocino County Auditor/Controller of the unobligated cash available for 
transfer as determined by the DDR and approved by the Department of Finance. Under Section 
34191.5(b), the Successor Agency is required to submit a Long Range Property Management 
Plan (“Plan”) by no later than October 26, 2013, for real property in the Community 
Redevelopment Property Trust Fund (“Trust Fund”) created by Section 34191.5(a).  
 
The Trust Fund consists of the real properties of the former Redevelopment Agency of the City 
of Ukiah (“URA”) which were identified in the DDR, in Appendix 7A, p. 21. (A copy of 
Appendix 7A is attached hereto and incorporated herein as Exhibit A.) The Trust Fund includes 
nineteen parcels of real property (collectively, “Properties”, and individually, a “Property”), 
which are the subject of and are fully described in this Plan.  For the sake of simplicity and 
clarity, a Property consisting of multiple individual parcels intended for the same use (e.g. the 
site of a proposed Costco Warehouse store) is treated as a single Property for purposes of this 
Plan.  
 
The Properties are located within the boundaries of the City’s Redevelopment Project Area 
(“Project Area”) and are subject to the provisions of the Redevelopment Plan (“Redevelopment 
Plan”) that was approved and adopted on November 15, 1989, by the City Council of the City of 
Ukiah, by Ordinance No. 895, and amended on December 16, 1998, by Resolution No. 99-1, and 
further amended on November 27, 2006 by Ordinance No. 1088; the URA’s Five-Year 
Implementation Plan as adopted on August 15, 2007, and amended on August 18, 2010; the 
City’s General Plan; and the City's zoning and land use regulations, as set forth in City codes and 
ordinances. Copies of the Project Area Map, the Redevelopment Plan, and  Five-Year 
Implementation Plan, are attached here as, respectively, Exhibit B, Exhibit C and Exhibit D, 
which are incorporated in this Plan by this reference. 
 
Pursuant to § 34191.5(b), the Successor Agency prepared and now submits this Plan for 
consideration and approval by the Oversight Board for the Successor Agency and the California 
Department of Finance. Pursuant to Health and Safety Code § 34191.5(c) this Plan will inventory 
the Successor Agency’s real property assets and will provide salient identification and historical 
information about each property. This Plan will also address the use and disposition of the 
properties in the Trust Fund with a focus on permissible uses under Health and Safety Code § 
34191.5(c) and whether the use and disposition of each property is dedicated to government use, 
to fulfilling an enforceable obligation, and/or to facilitate a project identified in the URA’s 
redevelopment plan. 
                                                           
1 All section references to the Health and Safety Code, unless otherwise indicated. 
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Summary of Properties Owned by the Successor Agency 
 
The Trust Fund consists of the following properties: 

 
Property           Parcel/Lot #  APNs   Appendix 7A # 
 
Vacant, Reserved Public Road for South Airport Park Blvd, near Mendocino Brewery 
Road Easement Airport Park Blvd   Langley          APN 180 110 14  7 
Road Easement Airport Park Blvd   Langley           APN 180 110 15  8 
 
Partial Portion Proposed for Costco and/or Wetlands 
Vacant Land Redwood Business Park   Parcel 12         APN 180 110 08  9 
Vacant Land Redwood Business Park   Parcel 1          APN 180 110 10  11 
Vacant Land Redwood Business Park   Parcel 1           APN 180 110 09  10 
 
 
Proposed Costco Property 
Vacant Land Redwood Business Park   Lot F8             APN 180 080 62  12 
Vacant Land Redwood Business Park   Lot F8             APN 180 080 63  13 
Vacant Land Redwood Business Park   Lot G3            APN 180 080 57  14 
Vacant Land Redwood Business Park   Lot G2            APN 180 080 58  15 
Vacant Land Redwood Business Park   Lot F10           APN 180 080 64  16 
Vacant Land Redwood Business Park   Lot F10           APN 180 080 65  17 
Vacant Land Redwood Business Park   Lot G1            APN 180 080 59  18 
Vacant Land Redwood Business Park   Lot F11           APN 180 080 66  19 
Vacant Land Redwood Business Park   Lot F11           APN 180 080 67  20 
 
Other Vacant Property in Redwood Business Park 
Vacant Land Redwood Business Park   Parcel 2           APN 180 110 11  4 
Vacant Land Airport Park Blvd             Langley           APN 180 110 12  5   
Vacant Land Airport Park Blvd              Langley          APN 180 110 13  6 
 
Land to be Transferred to City for Development 
289 North Main Street (Parking Lot across from Library, Curry’s Furniture, etc.)  
APN 002-192-01 
 
 
 
 
 
 

                                                           
2 References to Lot F8, etc. and Parcels1 and 2 are to Airport Industrial Park Map attached hereto 
as Exhibit E. 
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Inventory of Successor Agency Properties 
 
1. Costco Site3 
 
A. The date of the acquisition of the property and the value of the property at that time, 
and an estimate of the current value of the property. 
 
Assessor Parcel Numbers (“APN”) 180-110-08, 09, and 10 (DDR Appendix 7A Item #s 8-10, 
Road Easement and Parcel 1) were purchased by the URA as part of a larger acquisition, APN #s 
180-110-02 and 180-110-06, from Cordes P. Langley, Philip Langely, Ellen J. Alexander, David 
C. Dutton, and Grey M. Dutton on November 30, 1997. APN #s 180-110-02 and 180-110-06 
were later subdivided into APN #s 180-110-08, 094, 10, 11, 12, 13, 14, and 15 (DDR Appendix 
7A Item #s 4-11)5. The value of APN #s 180-110-08, 09, and 10 (DDR Appendix 7A Item #s 9-
11) at the time of purchase was $496,890.12. 
 
APN #s 180-080-57, 58, 59, 62, 63, 64, 65, 66, and 67 (DDR Appendix 7A Item #s 12-20) were 
purchased August 5, 2009 for $3,406,759 from Legacy-Four, LLC and from TKH, LLC. The 
appraised market value of the 15.33 acre portion of this parcel (and including a portion of APN 
#s 180-110-08 and 10)   proposed for development of the Costco Wholesale store is $2,335,000, 
as further explained below. 
 
B. The purpose for which the property was acquired. 
 
The URA purchased the proposed Costco site in furtherance of carrying out its Redevelopment 
Plan and Five-Year Implementation Plan by assembling parcels to facilitate development in the 
Redwood Business Park. The problems created by multiple ownership of smaller parcels for the 
further development of the Redwood Business Park and the importance of attracting an 
additional anchor store to the Park are detailed in the Agenda Summary Report (“ASR”) 
prepared for the June 17, 2009, URA meeting, when this acquisition was approved. (ASR 
without attachments is attached hereto as Exhibit F.) 
 
C. Parcel data, including address, lot size, and current zoning in the former agency 
redevelopment plan or specific, community, or general plan. 
 
All parcels in the proposed Costco site are located on the east side of Airport Park Boulevard in 
the Redwood Business Park. The proposed Costco site is comprised of those parcels identified as 
APN #s 180-080-57, 58, 59, 62, 63, 64, 65, 66, and 67 and 180-110-08, 09, and 10 (DDR 

                                                           
3 An aerial photo depicting the Redwood Business Park properties, including the Costco Site, is 
attached hereto as Exhibit P. 
4 APN # 180-110-09 (DDR Appendix 7A Item # 10) and portions of APN #s 180-110-08 and 10 
(DDR Appendix 7A Item #s 9 and 11) are discussed in the Use and Disposition Section 
regarding Government Use Properties. 
5 APN #s 180-110-11, 12, 13, 14, and 15 (DDR Appendix 7A Item #s 4-8) are discussed in 
Section 2 regarding additional vacant Airport Park Boulevard properties. 
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Appendix 7A Item #s 12-20; Lot Numbers6 F8, G3, G2, F10, G1, F11). The combined area of all 
parcels on the site is 18 acres, 15.33 of which will be sold to Costco Wholesale Corporation and 
utilized for development of a Costco Wholesale retail store to include a tire center and gas 
station. As part of the sale to Costco, the parcels will be combined into 4 parcels by means of a 
lot line adjustment and have not yet been assigned street address numbers, but will eventually be 
assigned street numbers on Airport Park Boulevard. The parcels are currently zoned as Retail 
Commercial.  
 
D. An estimate of the current value of the parcel(s) including, if available, any appraisal 
information. 
 
The proposed sale value of the 15.33 acre lot is $2,337,221.80 as specified in the Exclusive 
Negotiating Agreement (“ENA”) between Costco and the URA. (See 1.H infra at p. 4.). This 
valuation is based on an appraisal commissioned by the URA as of June 22, 2010, prepared by 
George R. Dutton of the Dutton Appraisal Office.  An updated appraisal was completed on May 
15, 2014 with the 15.33 acre lot valued at $2,170,000.  Copies of the 2010 and 2014 Dutton 
appraisals of the Costco site are attached as Exhibit G, which is incorporated in this Plan by this 
reference. 
 
E. An estimate of any lease, rental, or any other revenues generated by the property, and a 
description of the contractual requirements for the disposition of those funds. 
 
This vacant and undeveloped property does not currently generate any lease, rental, or other 
revenue.  
 
F. The history of environmental contamination, including designation as a brownfield site, 
any related environmental studies, and history of any remediation efforts. 
 
The proposed Costco site does not have any known history of environmental contamination or 
remediation efforts. A Phase One environmental assessment of the site was conducted on July 
27, 2009. 
 
G. A description of the property's potential for transit-oriented development and the 
advancement of the planning objectives of the successor agency. 
 
The proposed Costco site has no known potential for transit-oriented development. Development 
of the site will eliminate blighting influences in the URA’s Redevelopment Project Area, will 
strengthen the economic base of the Project Area by installation of needed site improvements to 
stimulate new commercial/light industrial expansion, employment, and economic growth, and 
will prevent economic stagnation in an underdeveloped area of the City. A map of the URA’s 
Project Area is attached as Exhibit B, which is incorporated in this Plan by this reference. 
 

                                                           
6 Lot numbers correspond to Lot and Parcel numbers on Map attached as Exhibit E. 
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H. A brief history of previous development proposals and activity, including the rental or 
lease of property. 
 
Because of significant infrastructure deficiencies, traffic safety concerns and ownership patterns 
in the Redwood Business Park, private development on all parcels within the Redwood Business 
Park have been restricted.  There are currently approximately 40 acres of undeveloped property 
in the business park. Without traffic mitigation and other infrastructure improvements none of 
the remaining undeveloped property can be developed. In mid-2010, Costco expressed interest in 
a part of the site and on May 12, 2010, Costco Wholesale Corporation issued and the URA 
accepted a letter of intent stating Costco’s intent to negotiate an agreement to purchase the 15.33 
acre lot for about $2.3 million, with a final square footage to be determined prior to purchase 
closing. A copy of the May 12, 2010 letter of intent is attached as Exhibit H, which is 
incorporated in this Plan by this reference. On January 19, 2011, the URA and Costco entered 
into the ENA which required Costco to deposit $50,000 into escrow, established the purchase 
price of the 15.33 acre site and imposed an exclusive use provision.  A copy of the ENA is 
attached as Exhibit I, which is incorporated in this Plan by this reference. Pursuant to the ENA, 
Costco deposited $50,000 into escrow on October 7, 2011. A copy of the escrow deposit receipt 
is attached as Exhibit J, which is incorporated in this Plan by this reference. While the ENA 
provides that Costco and the URA must negotiate and enter a Disposition and Development 
Agreement (“DDA”) to finalize the terms under which the URA is required to sell and Costco is 
obligated to develop the site, the ENA requires the City and Costco to negotiate the final terms of 
the DDA in good faith and on an exclusive basis and only permits the URA to terminate the 
negotiations if Costco has not proceeded diligently and in good faith to perform all of its 
obligations under the ENA.  
 
The current development proposal is for construction of a 148,000 square foot warehouse to 
include a bakery, pharmacy, optical center, food court and tire center, a 5,692-square-foot, 
attached building that includes a tire installation facility. The development will also include a 16 
pump gas station to be located in the southeast corner of the site with a canopy of 2,816-square-
feet. Costco is projected to draw shoppers to the City from outside the immediate area to Costco 
and other City businesses. Furthermore, Costco could generate nearly $1.65 million in sales tax 
revenue with an additional $207,000 in property tax revenue for the taxing entities. 
 
To develop its store Costco required a zoning change from Commercial-Automobile Retail to 
Retail Commercial and a Site Development Permit. The City has certified an Environmental 
Impact Report for the project, approved the zoning change and approved the Site Development 
Permit. The EIR is currently subject to a legal challenge, pending in Mendocino County Superior 
Court. 
 
2. Airport Park Boulevard, APNs 180-110-11, 12, 13, 14, and 15 (DDR Appendix 7A Item #s 
4-8) 
 
A. The date of the acquisition of the property and the value of the property at that time, 
and an estimate of the current value of the property. 
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These vacant parcels on Airport Park Boulevard within the City’s Redwood Business Park were 
acquired on November 30, 1997. At the time of acquisition, their combined value totaled 
$1,058,837.48. An appraisal of the current value of all vacant parcels has not yet been conducted.  
 
B. The purpose for which the property was acquired. 
 
The URA purchased these parcels on Airport Park Boulevard in furtherance carrying out its 
Redevelopment Plan and Five-Year Implementation Plan by assembling parcels to facilitate 
development in Redwood Business Park, including the location of a micro-brewery in the 
Airport Industrial Park. 
 
C. Parcel data, including address, lot size, and current zoning in the former agency 
redevelopment plan or specific, community, or general plan. 
 
The property identified as APN #s180-110-12 & 180-110-13 (DDR Appendix 7A Item #s 6-7) is 
located at 1825 Airport Road and consists of 8.02 acres. The property identified as APN #180-
110-11 (DDR Appendix 7A Item # 5) has not yet been assigned a street address and consists of 
approximately 2.38 acres. The properties identified as APN #s180-110-14 & 180-110-15 (Item 
#s 7-8) are road easements consisting of, respectively, 2.14 and .63 acres, located within those 
properties identified as APN #s 180-110-11, 180-110-08, 180-110-09, and 180-110-10 (DDR 
Appendix 7A Item #s 4, 9, 10 and 11). All vacant parcels in Airport Industrial Park are zoned for 
planned development/Industrial and Light Manufacturing/mixed use. 
 
D. An estimate of the current value of the parcel including, if available, any appraisal 
information. 
 
The current market value has not yet been appraised. 
 
E. An estimate of any lease, rental, or any other revenues generated by the property, and a 
description of the contractual requirements for the disposition of those funds. 
 
This property does not currently generate any lease, rental, or other revenue. There is no 
contractual requirement related to disposition of the Property. 
 
F. The history of environmental contamination, including designation as a brownfield site, 
any related environmental studies, and history of any remediation efforts. 
 
The vacant Airport Park Boulevard parcels do not have any known history of environmental 
contamination or remediation efforts. 
 
G. A description of the property's potential for transit-oriented development and the 
advancement of the planning objectives of the successor agency. 
 
These parcels have no known potential for transit-oriented development. The site has no known 
potential for transit-oriented development. Development of the site will eliminate blighting 
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influences in The URA’s Redevelopment Project Area, will strengthen the economic base of the 
Project Area by installation of needed site improvements to stimulate new commercial/light 
industrial expansion, employment, and economic growth, and will prevent economic stagnation 
in an underdeveloped area of the City. 
 
H. A brief history of previous development proposals and activity, including the rental or 
lease of property. 
 
There has been, as of yet, no development proposals and activity associated with these parcels. 
The Successor Agency firmly believes that selling the property to Costco for the Costco 
development project will encourage business development in Redwood Business Park in order to 
take advantage of Costco’s attraction of shoppers to the area. The successful development of the 
Costco project could improve the market value of this property. 
 
3. 289 North Main Street7  
 
 

A. The date of the acquisition of the property and the value of the property at that 
time, and an estimate of the current value of the property. 
 

This property was acquired in March of 1994 for $150,000.  
 
B. The purpose for which the property was acquired. 
 
The URA acquired 289 North Main Street from the City as part of the URA’s effort to expand an 
existing municipal parking lot and provide adequate resources for designated downtown off-
street parking.  
 
C. Parcel data, including address, lot size, and current zoning in the former agency 
redevelopment plan or specific, community, or general plan. 
 
The property address is 289 North Main Street, APN 002-192-01. The lot size is .26 acres. The 
current zoning is Community Commercial. 
 
D. An estimate of the current value of the parcel including, if available, any appraisal 
information. 
 
The estimated book value of the Property is $150,000. 
 
 
 
 

                                                           
7 An aerial photo showing 289 North Main Street is attached hereto as Exhibit Q. 
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E. An estimate of any lease, rental, or any other revenues generated by the property, and a 
description of the contractual requirements for the disposition of those funds. 
 
The parking lot at 289 North Main Street generated $2,400 (10 spaces) in parking fees during the 
2012 fiscal year. All revenue generated for parking fees is earmarked for the City’s Parking 
District Fund for improvements to and expansion of existing public and private parking. 
 
F. The history of environmental contamination, including designation as a brownfield site, 
any related environmental studies, and history of any remediation efforts. 
 
Because 289 North Main Street is the former site of a dry cleaning business, both a phase one 
and two environmental reviews have been performed on the site. No remediation efforts were 
deemed necessary. 
 
G. A description of the property's potential for transit-oriented development and the 
advancement of the planning objectives of the successor agency. 
 
289 North Main Street has no known potential for transit-oriented development. There is no 
development plan for 289 North Main Street as it will remain in use as a municipal parking lot. 
 
H. A brief history of previous development proposals and activity, including the rental or 
lease of property. 
 
289 North Main Street was acquired for strategic expansion of the City’s downtown parking 
facilities, was converted to a parking lot after the URA acquired the property in March of 1996, 
and has been used as a public parking lot since this parcel was converted to an extension of an 
existing public parking lot after acquisition.  
 
Use or Disposition of Properties 
 
Section 34191.5(c)(2) of the Health and Safety Code requires that Successor Agencies address 
the use or disposition of all properties in the Community Redevelopment Trust fund. The 
properties can be retained for governmental use, retained for future development, sold, or used to 
fulfill an enforceable obligation. As such, this Plan will identify and list those properties 
dedicated to governmental use purposes, those retained for purposes of fulfilling an enforceable 
obligation and those transferred to the City for development. If a property is intended to be used 
for a project identified in the City's approved redevelopment plan, it may be transferred to the 
City.  If subject to an enforceable obligation, the City will then transfer such property, to be used 
consistent with the terms of an enforceable obligation, to a designated recipient according to the 
terms of that agreement. If the Successor Agency opts to liquidate the property or to use the 
revenues from the property for any purpose other than to fulfill an enforceable obligation or for a 
project identified in the redevelopment plan, the proceeds from the sale shall be distributed as 
property tax to the taxing entities. 
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1. Costco Site  

The Successor Agency intends to sell the Site to Costco pursuant to a sales agreement with the 
proceeds of the sale retained to perform enforceable obligations. Costco has already received a 
Site Development for the project. The only required permit remaining for it to acquire is a 
building permit. Certification of the EIR has been challenged in Mendocino County Superior 
Court, which may delay closing escrow on the sale to Costco. 

2. Government Use Properties 

a.  2.47 acres of the remaining 2.67 acres located on APN #s 180 110 08, 180 110 09 and 180 
110 10 will be transferred to the City for governmental use, since that property constitute a 
delineated wetlands under Section 404 of the Clean Water Act (33 U.S.C. §1344) and are 
burdened with a sewer easement.  The City intends to retain the property as public open space. 

b. Redwood Business Park: APN 180 110 14 and 180 110 15; As discussed supra, APN 180 110 
14 and 180 110 15 are road easements consisting of, respectively, 2.14 and .63 acres, located 
within those properties identified as APNs 180-110-11, 180-110-08, 180-110-09, and 180-110-
10. These road easements will be transferred to the City and retained for government use 
pursuant to Health and Safety Code § 34181(a). 

3. Other Properties on Airport Park Boulevard. 

Any property, i.e. the vacant, salable parcels on Airport Park Boulevard, that is not dedicated to 
government use nor is required for the Costco project will be disposed of by the Successor 
Agency through sale of the Property at market value. The proceeds of this sale will be dispersed 
to taxing entities as additional property tax. 

a. .79 acres of the remaining 2.67 acres APN #s 180 110 08, 180 110 09 and 180 110 10 will 
be sold by the Successor Agency for fair market value with the proceeds distributed to taxing 
entities. 

b.  2.38 acres of APN # 180 110 11 will be sold by the Successor Agency for fair market value 
with the proceeds distributed to taxing entities. 

c.  8.02 acres of APN # 180 110 12 and 180 110 13 will be sold by the Successor Agency for fair 
market value with the proceeds distributed to taxing entities. 

4. 289 North Main Street. 

The parking lot at this location will be transferred to the City for development. The Successor 
Agency intends to enter compensation agreements with taxing entities prior to the transfer.
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Exhibit A – Appendix 7A to DDR 

B – Project Area Map 

 C – Redevelopment Plan 

 D – Five Year Implementation Plan 

 E – Airport Industrial Park Map with Lot/Parcel Numbers & AP Numbers 

 F  – 6/17/09 ASR without Attachments 

 G —2010 and 2014 Dutton Appraisals of Costco Properties 

 H – ENA between Costco and the URA 

 I– Escrow Deposit Receipt 

J – Aerial Photo of Redwood Business Park Properties 

K – Aerial Photo Showing APN 002-192-01 

 

 

 



Successor Agency:  Ukiah
County:  Mendocino

AMENDED LONG RANGE PROPERTY MANAGEMENT PLAN: PROPERTY INVENTORY DATA 

HSC 34191.5 (c)(1)(B) HSC 34191.5 (c)(1)(D) HSC 34191.5 (c)(1)(F) HSC 34191.5 (c)(1)H)

No. Property Type Permissable Use Permissable Use Detail Acquisition Date 
Value at Time 
of Purchase

Estimated 
Current Value Value Basis

Date of 
Estimated 

Current Value 
Proposed Sale 

Value
Proposed Sale 

Date Purpose for which property was acquired Address APN # Lot Size Current Zoning
Estimate of Current 

Parcel Value 
Estimate of 

Income/Revenue

Contractual 
requirements for use of 

income/revenue

History of environmental 
contamination, studies, 
and/or remediation, and 

designation as a brownfield 
site

Description of 
property's 

potential for 
transit 

oriented 
development

Advancement of planning objectives 
of the successor agency 

History of previous development 
proposals and activity 

1 Vacant Lot/Land Sale of Property Vacant Lot

APN #s 180-110-
08, 09 and 10 
were acquired 
11/30/1997; APN 
#s 180-080-57, 
58, 59, 62, 63, 64, 
65, 66, and 67 
were acquired 
8/5/2009

APN #s 180-
110-08, 09 and 
10 were valued 
at $496,890.12; 
APN #s 180-
080-57, 58, 59, 
62, 63, 64, 65, 
66, and 67 were 
valued at 
$3,406,759.  

$2,170,000  Appraised 5/15/2014

 $2,337,211.80 
per ENA with 
Costco; Sale 
proceeds will be 
used for 
enforceable 
obligations.  

9/1/2013 (ENA)

The parcels were acquired for the purpose of carrying 
out URDA's Redevelopment Plan and Five-Year 
Implementation Plan by assembling parcels to facilitate 
development in the Redwood Business Park

Parcels have not yet been 
assigned street address 
numbers, but will eventually 
be assigned street numbers 
on Airport Park Boulevard.

180-080-57 
180-080-58 
180-080-59 
180-080-62 
180-080-63 
180-080-64 
180-080-65 
180-080-66 
180-080-67 
portions of 
180-110-08, 
180-110-10 

15.33 acres Retail Commercial  $                 2,170,000.00  None Restated Funding 
Agreement

No known history of 
environmental contamination or 
remediation efforts. A Phase 
One environmental 
assessment of the site was 
conducted on July 27, 2009.

No known 
potential for 
transit-oriented 
development

Development of the site will eliminate 
blighting influences in URDA's 
Redevelopment Project Area, will 
strengthen the economic base of the 
Project Area by installation of needed 
site improvements to stimulate new 
commercial/light industrial expansion, 
employment, and economic growth, and 
will prevent economic stagnation in an 
underdeveloped area of the City

On January 19, 2011, URDA and 
Costco Wholesale Corporation have 
entered into an Exclusive 
Negotiating Agreement for purchase 
of 15.33 acres of this parcel. Costco 
plans to construct a 148,000 square 
foot warehouse to include a bakery, 
pharmacy, optical center, food court 
and tire center, as well as a 16 
pump gas station.

2 Other Governmental Use
Army Corps of Engineers 
delineated wetland and 
sewer easement

11/30/1997

 APN #s 180-
110-08, 09 and 
10 were valued 
at $496,890.12 

 $     376,576.00  Appraised 6/22/2010 Not Applicable Not Applicable

The parcels were acquired for the purpose of carrying 
out URDA's Redevelopment Plan and Five-Year 
Implementation Plan by assembling parcels to facilitate 
development in the Redwood Business Park

Parcels have not been 
assigned street address 
numbers.

180-110-09 
portions of 
180-110-08, 
180-110-10 

2.47 acres

Planned Development and Light 
Manufacturing/Mixed Use.  Will be 
rezoned to Open Space after approval 
of LRPMP and transfer to City of 
Ukiah

 $                    376,576.00  None No Contractual 
Arrangement

No known history of 
environmental contamination or 
remediation efforts.

No known 
potential for 
transit-oriented 
development

Preservation of wetlands

3.78 acres of parcels 180-110-08 
and 180-110-10 are part of the 
15.33 acres of the proposed Costco 
purchase.  2.47 acres, i.e. the 
entirety of 180-110-09 and portions 
of parcels 180-110-08 and 180-110-
10, are unsalable wetland, are 
burdened with a sewer easement 
and will be retained for government 
use.

3 Vacant Lot/Land Sale of Property Vacant Lot 11/30/1997  $    664,336.85  $     664,336.85  Book 11/30/1997

Proposed Sale 
Value Not 
Available; Sale 
proceeds will 
disbursed to the 
County for 
distribution to 
taxing entities.

Not Available

The parcels were acquired for the purpose of carrying 
out URDA's Redevelopment Plan and Five-Year 
Implementation Plan by assembling parcels to facilitate 
development in the Redwood Business Park

APN #s180-110-12 & 180-
110-13 are located at 1825 
Airport Road.

180-110-12 
180-110-13 8.02 acres Planned Development / Industrial  $                    664,336.85  None No Contractual 

Arrangement

No known history of 
environmental contamination or 
remediation efforts.

No known 
potential for 
transit-oriented 
development

Development of the site will eliminate 
blighting influences in URDA's 
Redevelopment Project Area, will 
strengthen the economic base of the 
Project Area by installation of needed 
site improvements to stimulate new 
commercial/light industrial expansion, 
employment, and economic growth, and 
will prevent economic stagnation in an 
underdeveloped area of the City

No development proposals and 
activity associated with these 
parcels to date.

4 Vacant Lot/Land Sale of Property Vacant Lot 11/30/1997  $    182,193.04  $     182,193.04  Book 11/30/1997

Proposed Sale 
Value Not 
Available; Sale 
proceeds will 
disbursed to the 
County for 
distribution to 
taxing entities.

Not Available

The parcels were acquired for the purpose of carrying 
out URDA's Redevelopment Plan and Five-Year 
Implementation Plan by assembling parcels to facilitate 
development in the Redwood Business Park

Parcel has not yet been 
assigned street address 
numbers, but will eventually 
be assigned a street number 
on Airport Park Boulevard

180-110-11 2.38 acres Planned Development and Light 
Manufacturing/Mixed Use  $                    182,193.04  None No Contractual 

Arrangement

No known history of 
environmental contamination or 
remediation efforts.

No known 
potential for 
transit-oriented 
development

Development of the site will eliminate 
blighting influences in URDA's 
Redevelopment Project Area, will 
strengthen the economic base of the 
Project Area by installation of needed 
site improvements to stimulate new 
commercial/light industrial expansion, 
employment, and economic growth, and 
will prevent economic stagnation in an 
underdeveloped area of the City

No development proposals and 
activity associated with this parcels 
to date.

5 Other Governmental Use Road Easement 11/30/1997  $    212,307.59  $     212,307.59  Book 11/30/1997 Not Applicable Not Applicable

The parcels were acquired for the purpose of carrying 
out URDA's Redevelopment Plan and Five-Year 
Implementation Plan by assembling parcels to facilitate 
development in the Redwood Business Park

Parcels are road easements 
and will not be assigned 
street numbers

180-110-14 
180-110-15 2.77 acres Planned Development and Light 

Manufacturing/Mixed Use  $                    212,307.59  None No Contractual 
Arrangement

No known history of 
environmental contamination or 
remediation efforts.

No known 
potential for 
transit-oriented 
development

Access for uses authorized by zoning 
ordinance Public Roadway

6 Parking Lot/Structure Future Development Downtown Parking Lot for 
Courthouse and Library March 1994  $    150,000.00  $     150,000.00  Book March 1994

Not Available; 
The City intends 
to enter 
compensation 
agreements with 
taxing entities 
prior to the 
transfer for 
development

Not Applicable
 Parcel was acquired to expand an existing municipal 
parking lot and provide adequate resources for 
designated downtown employee off-street parking 

289 North Main Street 002-192-01 .26 acres Community Commercial  $                    150,000.00  $             2,400.00 
Parking District Fund for 
operations and 
maintenance

Because 289 North Main 
Street is the former site of a 
dry cleaning business, both 
phase one and two 
environmental reviews have 
been performed on the site. No 
remediation efforts were 
deemed necessary.

No known 
potential for 
transit-oriented 
development

The parking lot at this location will be 
transferred to the City of Ukiah for 
development. The City intends to enter 
compensation agreements with taxing 
entities prior to the transfer

Public Parking

7 Vacant Lot/Land Sale of Property Vacant Lot 11/30/1997  $    121,404.00  $     121,404.00  Book 6/22/2010

Proposed Sale 
Value Not 
Available; Sale 
proceeds will 
disbursed to the 
County for 
distribution to 
taxing entities.

Not Available

The parcels were acquired for the purpose of carrying 
out URDA's Redevelopment Plan and Five-Year 
Implementation Plan by assembling parcels to facilitate 
development in the Redwood Business Park

Parcels have not been 
assigned street address 
numbers.

No APN 
assigned .7963 acres Light Manufacturing/Mixed Use  $                    121,404.00  None No Contractual 

Arrangement

No known history of 
environmental contamination or 
remediation efforts.

No known 
potential for 
transit-oriented 
development

Development of the site will eliminate 
blighting influences in URDA's 
Redevelopment Project Area, will 
strengthen the economic base of the 
Project Area by installation of needed 
site improvements to stimulate new 
commercial/light industrial expansion, 
employment, and economic growth, and 
will prevent economic stagnation in an 
underdeveloped area of the City

This .7963 acre parcel is being 
created as part of the lot line 
adjustment for the sale of Item 1, 
above, to Costco.  It is undeveloped 
property that can be sold with 
proceeds disbursed to taxing 
entities.

HSC 34191.5 (c)(2) HSC 34191.5 (c)(1)(G)HSC 34191.5 (c)(1)(A) HSC 34191.5 (c)(1)(C) HSC 34191.5 (c)(1)(E)SALE OF PROPERTY

klawler
Typewritten Text
Attachment A, Exhibit 1, Section 2



Owner
Typewritten Text
EXHIBIT A

klawler
Typewritten Text
Exhibit A

klawler
Typewritten Text

klawler
Typewritten Text





Ukiah Redevelopment Area

´

Owner
Text Box
EXHIBIT B

klawler
Typewritten Text
Exhibit B

klawler
Typewritten Text



Owner
Typewritten Text
EXHIBIT C

klawler
Typewritten Text
Exhibit C

klawler
Typewritten Text

klawler
Typewritten Text





































































 

Ukiah Redevelopment Project 

 
Five-Year Implementation Plan 
 
July 2007 to July 2012 
 
 
 

 
 
 
 
Adopted August 15, 2007 
Amended August 18, 2010  
 
 
Ukiah Redevelopment Agency 
300 Seminary Avenue 
Ukiah, California 95482 
 
 

Owner
Typewritten Text
EXHIBIT D

klawler
Typewritten Text
Exhibit D

klawler
Typewritten Text



 

 2 

Five-Year Implementation Plan 
Ukiah Redevelopment Project 

Table 
Introduction 3 
  
Redevelopment Component 3 

Redevelopment Plan Background 3 
History and Accomplishments 6 
Existing Conditions of Blight in the Project Area 10 
Implementation Plan Goals and Objectives 12 
Financing 13 
Five-Year Proposed Programs, Potential Projects, and Estimated Expenditures 14 

  
Housing Component 17 

Implementation Plan Requirements for Housing 17 
Housing Goals and Objectives of the Implementation Plan 19 
Housing Production and Replacement 20 
Housing Fund 21 
Housing Programs 23 
Estimated Housing Expenditures 24 
Planned Housing Activity and Production 25 

  
Conclusion 26 

 
 
 
 
 
 
 
 
 
 

Table of Contents 



 

 3 

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 Agency’s 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 Agency’s 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 Agency’s 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 community’s 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 Agency’s 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 Agency’s 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 downtown’s 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 Agency’s 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 Agency’s 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 Agency’s 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 – 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 “C”. 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 Ukiah’s 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 city’s 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 Ukiah’s 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 
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bonds.  The Agency’s 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 Agency’s 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 City’s 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 Agency’s 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:   
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 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 
Agency’s 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 Agency’s 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 Plan’s 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 “Housing Fund”) at least 20% of all tax increment revenue 
generated from its project area for the purpose of increasing, improving and preserving 
the community’s 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 “targeted” 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 “available at an affordable 
housing cost”. 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, homeowner’s 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 Agency’s goals and objectives for affordable housing during the next 
five years. The Agency’s housing goals are to improve, increase, and preserve the 

Housing Goals and Objectives of the Implementation Plan 
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community’s 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 – 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 Agency’s 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 County’s 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 – % 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 Agency’s 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 Agency’s 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 Agency’s 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 Agency’s 
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 homebuyer’s 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 Agency’s housing programs will be made as part of the Agency’s 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 Ukiah’s 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 Project’s Five-Year Implementation Plan describes the 
Ukiah Redevelopment Agency’s focus as it enters its third decade working to enhance 
the quality of life for the entire Ukiah Community. The Agency’s 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 
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Exhibit #1:  Ukiah Redevelopment Project Area Map 
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Exhibit #2:  Ukiah Redevelopment Land Use Map 



  
2
9
  

E
x

h
ib

it #
3

:  H
is

to
ry

 o
f H

o
u

s
in

g
 A

llo
c
a

tio
n

s
 



  
3
0
   

 



 

 31 

TABLE A 
DETAIL: NEW UNITS WITHIN AND OUTSIDE RDA 

Name Year Units 
Type of Unit & 

Affordability Status 

  
Within   

RDA 

Very 
Low 

IN 
RDA 

Low 

IN 
RDA 

Very 
Low 

NOT 
RDA 
(50%) 

Low 

NOT 
RDA 

(50%) 

RCHDC  
Ford Street  1989 10 Single Family: Sweat 

equity Yes  3 7   

RCHDC  
Unit 3, Capps    6 Single Family: Sweat 

equity No       4 2 

RCHDC- Jack 
Simpson Apts 
(extremely, very 
low*)  

1992 30  30 Senior 
Apartments 

No- 
Low 
Gap 
Rd 

0 0 30   0 

RCHDC 
Ukiah  
Garden Court 

1993 / 
1996 22 

Single Family: Sweat 
equity – Low Income: 
Rural Dev. Title 2, Ukiah 
RDA funds 

Yes 8 14 0 0 

CDC  
College Court  
Low Gap  

1996 7 
Apartments –  Low 
Income: Ukiah RDA 
funds 

No 
   0 0 0 7   

RCHDC 
Cleveland Ln. 

1993 / 
1997 15 Single Family: Sweat 

equity – Low  
Yes  
 3 12 0 0 

CDC 
(extremely, very 
low, low*) 
Cindee Dr  

1997 13 
Brookside 
Commons  Public 
Housing 

Yes  
       8 5 0 0 

RCHDC 
Gibson Ct  
(extremely, very 
low*)  

1997 16 
Apartment –  
Extremely, Very Low 
Income 

Yes 
  16 0 0 0 

RCHDC 
Mulberry St 1997 26 

Single Family: Sweat 
equity– Low Income: 
Rural Dev.Title 2, Ukiah 
RDA funds 

Yes 
  0 26 0 26 

RCHDC 
(ext. low, very low*) 
Bush/Low Gap 

2000 10 
Senior Apartments –  
Low Income: HUD 202 
funds, Ukiah RDA funds   

No 0 0  10 0  

RCHDC- Doolan 
Creek 
Observatory  

2001 14 Single Family: Sweat 
equity 

Yes 
 3 11 0 0 

Danco Builders:  
Summercreek 
Village 

2002 64 
Apartments – Low/ 
Very Low Income: 
Tax Credit Certificates,  
Ukiah RDA funds  

Yes 
Porzio 
Lane 

11  53 0 0  

RCHDC 
Creek Ct. 2002 9 Single Family Units: 

Sweat equity 
Yes  
 2 7 0 0 

Raitt/Holmes  2004 5 Apartments –  Low 
Income Yes  0 5 0 0 

Ford Street Project 2006 8 Apartments:  Low 
Income Yes 0 8 0 0 

TOTAL  
    

54 148 44 9 

EXHIBIT #4:  UKIAH REDEVELOPMENT AGENCY AFFORDABLE HOUSING REPORT 
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TABLE B 

DETAIL: REHABILITATED OR PRESERVED UNITS 

Name Year Units 
Type of Unit & 

Affordability Status 

Within  

RDA 
Very Low Low Mod  

CDC 
(extremely, very 
low and low*) 

1989 26 
Rehab -preserve at risk 
units as affordable:  
Public Housing 

Yes: 7  
No: 19 

15 
RDA: 4 

Not RDA 11 

11 
RDA 3 

Not RDA 
8  

 
 

RCHDC- Orchard 
Village/Orchard 
Manor  

2002 112 Preserve at risk units as 
affordable   Yes 

  
 

   

 
TABLE C 

AFFORDABLE HOUSING UNITS IN PROCESS 

Name Year Units 
Type of Unit & 

Affordability Status 

Within  

RDA 
Very Low Low Mod  

NEW UNITS APPROVED, NOT YET CONSTRUCTED 

CDC/City of 
Ukiah 
Brookside-
Marlene   

2003 8 4 Duplexes S of Gobbi     

RCHDC: 
Clara Court  

2007 32 

Approved 
Apartments – 32 Low 
Income (includes 8 
density bonus apts): 
Ukiah RDA funds   

Yes  
(Clara 
Court) 

  
32 

 

RCHDC:  Apple 
Avenue  2007 12 

Townhouses–  6 Low/6 
Very Low:  Sweat equity, 
USDA-502, Ukiah RDA 
funds 

Yes 
(Apple 
Avenue) 

6 6  

Shimizo   2005 12 Single Family Dwellings 
–  Moderate Income   

No  
(Bush St)  

  12 

TOTAL    64       
PRESERVATION   

Ukiah Terrace  41 Tax Credit Application 
2007       
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APPRAISAL REPORT OF THE 
 

 
15.33 Acres 

 
Located at: 

 
Airport Park Blvd. 
Ukiah, CA 95482 

 
 
 

Prepared for: 
 

Mr. David J. Rapport 
Ukiah City Attorney 

P.O. Box 488 
Ukiah, CA 95482 

 
 

Valuation Date: 
 

May 15, 2014 
 
 

Prepared by: 
 

George R. Dutton 
State Certified General Appraiser 

# AGO-26971 
 
 
 

Dutton Appraisal Office 
115 Foss Creek Circle 
Healdsburg, CA 95448 

Telephone: 707.431.2652 
Fax: 707.431.2659 
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Dutton Appraisal And Consulting 
115 Foss Creek Circle 
Healdsburg, CA 95448 

Telephone: 707.431.2652 
Fax: 707.431.2659 

 
 
May 22, 2014 
 
Mr. David J. Rapport 
Ukiah City Attorney 
P.O. Box 488 
Ukiah, CA 95482 
 
Re: 15.33 acres, located on Airport Park Boulevard, Ukiah, CA  
  
Dear Mr. Rapport: 
 
Pursuant to your request and authorization, a Restricted Use Appraisal Report has been prepared for the 
property mentioned above.  The property is located on Airport Park Boulevard, Ukiah, CA and consists of 
undeveloped parcels totaling approximately 15.33 acres.  
 
The purpose of this report is to estimate the ‘as-is’ market value of the fee simple estate of the subject 
property. I have personally inspected the property, last on May 15, 2014.  Attached is my Restricted Use 
Appraisal Report, which describes my methods of valuation and contains the data, gathered in my 
investigations. This estimated “As Is” Market Value does not include any personal property, machinery or 
equipment that may be associated with the business operations at this location.  
 
This report is prepared in accordance with the Uniform Standards of Professional Appraisal Practice, 
(USPAP), Financial Institutions Reform, Recovery, and Enforcement Act, (FIRREA), and the Ethics and 
Standards of the Appraisal Institute.  
 
The appraisal report identifies the property, provides pertinent facts about the market area and the subject 
property, provides the qualifications of the appraiser, and includes the assumptions and limiting 
conditions, and the certification within this report.  
 
It is my opinion that the estimated “As Is” market value as of the subject property located on Airport Park 
Boulevard, Ukiah, CA consisting of 15.33 acres as of the May 15, 2014 report date is: 

Two Million One Hundred Seventy Thousand Dollars ($2,170,000.) 
 
Respectfully Submitted, 
 
George R. Dutton /s/ 
 
George R. Dutton 
Real Estate Appraiser 
State Certified General License #AGO-26971 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
Unless otherwise specifically noted in the body of the report, it is assumed that title to the property or 
properties appraised is clear and marketable and that there are no recorded or unrecorded matters or 
exceptions to total that would adversely affect marketability or value. Dutton Appraisal Office is not 
aware of any title defects nor has it been advised of any unless specifically noted in the report. Dutton 
Appraisal Office however has not examined title and makes no representations relative to the condition 
thereof. Documents dealing with liens, encumbrances, easements, deed restrictions, clouds and other 
conditions that may affect the quality of title have not been reviewed. Insurance against financial loss 
resulting in claims that may have arisen out of defects in the subject property’s title should be sought from 
a qualified title company that issues or insures title to real property. 
 
It is assumed that improvements will have been constructed according to approved architectural plans and 
specifications and in conformance with recommendations contained in or based upon any soils report(s). 
 
Unless otherwise specifically noted in the body of this report, it is assumed: that any existing 
improvements on the property or properties being appraised are structurally sound, seismically safe and 
code conforming; that all building systems (mechanical/electrical, HVAC, elevator, plumbing, etc.) are, 
or will be upon completion in good working order with no major deferred maintenance or repair required; 
the roof and exterior are in good condition and free from intrusion by the elements; that the property or 
properties have been engineered in such a manner that it or they will withstand any known elements such 
as windstorm, hurricane, tornado, flooding, earthquake or similar natural occurrences; and, that the 
improvements, as currently constituted, conform to all applicable local, state and federal building codes 
and ordinances.  
 
Dutton Appraisal Office professionals are not engineers and are not competent to judge matters of an 
engineering nature. Dutton Appraisal Office has not retained independent civil engineers in connection 
with this appraisal and, therefore, makes no representations relative to soil conditions or wetland 
determination. Unless otherwise specifically noted in the body of the report: no problems were brought to 
the attention of Dutton Appraisal Office by ownership or management. 
 
It is specifically assumed that any knowledgeable and prudent purchaser would, as a precondition to 
closing a sale, obtain a satisfactory report relative to the soil conditions of the property and the wetland 
determination. Accordingly, if engineering consultants report negative findings, Dutton Appraisal Office 
reserves the right to amend the appraisal conclusions reported herein. 
 
Unless otherwise stated in this report, the appraiser did not observe the existence of hazardous material, 
which may or may not be present on the property. Dutton Appraisal Office has no knowledge of the 
existence of such materials on or in the property.  
 
Dutton Appraisal Office however, is not qualified to detect such substances. The presence of substances 
such as asbestos, urea formaldehyde foam insulation, contaminated ground water or other potentially 
hazardous materials may affect the value of the property. The value estimate is predicated on the 
assumption that there is no such material on or in the property that would cause a loss in value. No 
responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required 
to discover them. The client is urged to retain an expert in this field, if desired. 
 
We have inspected, as thoroughly as possible by observation, the land; however, it was impossible to 
personally inspect conditions beneath the soil. Therefore, no representation is made as to these matters 
unless specifically considered in the appraisal. 
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All furnishings, equipment and business operations, except as specifically stated and typically considered 
as part of real property, have been disregarded with only real property being considered in the report 
unless otherwise stated. Any existing or proposed improvements, on or off-site, as well as any alterations 
or repairs considered, are assumed to be completed in a workmanlike manner according to standard 
practices based upon the information submitted to Dutton Appraisal Office. This report may be subject to 
amendment upon re-inspection of the subject property subsequent to repairs, modifications, alterations, 
and completed new construction. Any estimate of Market Value is as of the date upon the information, 
conditions and projected levels of operation. 
 
It is assumed that all factual data furnished by the client, property owner, owner’s representative, or 
persons designated by the client or owner to supply said data are accurate and correct unless otherwise 
specifically noted in the appraisal report. Unless otherwise specifically noted in the appraisal report, 
Dutton Appraisal Office has no reason to believe that any of the data furnished contain any material error. 
Information and data referred to in this paragraph include, without being limited to, numerical street 
addresses, lot and block numbers, Assessor’s Parcel Numbers, land dimensions, square footage area of 
land, dimensions of the improvements, gross building areas, net rentable areas, usable areas, unit count, 
room count, rent schedules, income data, historical operating expenses, budgets and relatable data. Any 
material error in any of the above data could have a substantial impact on the conclusions reported.  
 
Thus, Dutton Appraisal Office reserves the right to amend conclusions reported if made aware of any 
such error. Accordingly, the client-addressee should carefully review all assumptions, data, relevant 
calculations, and conclusions within 30 days after the date of delivery of this report and should 
immediately notify Dutton Appraisal Office of any questions or errors. 
 
The date of value to which any of the conclusions and opinions expressed in this report apply, is set forth 
in the Letter of Transmittal. Further, that the dollar amount of any value opinion herein rendered is based 
upon the purchasing power of the American Dollar on that date. This appraisal is based on market 
conditions existing as of the date of this appraisal. Under the terms of the engagement, we will have no 
obligation to revise this report to reflect events or conditions, which occur subsequent to the date of the 
appraisal. However, Dutton Appraisal Office will be available to discuss the necessity for revision 
resulting from changes in economic or market factors affecting the subject.  Dutton Appraisal Office 
assumes no private deed restrictions, limiting the use if the subject property in any way. 
 
Unless otherwise noted in the body of this report, it is assumed that there are no mineral deposits or 
subsurface rights of value involved in this appraisal, whether they are gas, liquid or solid. Nor are the 
rights associated with extraction or exploration of such elements considered unless otherwise stated in this 
appraisal report. Unless otherwise stated it is also assumed that there are no air or development rights of 
value that may be transferred. 
 
Dutton Appraisal Office is not aware of any contemplated public initiatives, governmental development 
controls, or rent controls that would significantly affect the value of the subject. 
 
The estimate of Market Value, which may be defined within the body of this report, is subject to change 
with market fluctuations over time. Market value is highly related to exposure, time promotion effort, 
terms, motivation, and conclusions surrounding the offering. The value estimate(s) consider the 
productivity and relative attractiveness of the property, both physically and economically, on the open 
market. 
 
Unless specifically set forth in the body of this report, nothing contained herein shall be construed to 
represent any direct or indirect recommendation of Dutton Appraisal Office to buy, sell or hold the 
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properties at the value stated. Such decisions involve substantial investment strategy questions and must 
be specifically addressed in consultation form.    
 
Also, unless otherwise noted in the body of the report, it is assumed that no changes in the present zoning 
ordinances or regulations governing use, density, or shape are being considered. The property is appraised 
assuming that all required licenses, certification of occupancy, consents or other legislative or 
administrative authority from any local, state nor national government or private entity or organization 
have been or can be obtained or renewed for any use on which the value estimates contained in this report 
is based, unless otherwise stated. 
 
This study may not be duplicated in whole or in part without the specific written consent of Dutton 
Appraisal Office nor may this report or copies hereof be transmitted to third parties without said consent, 
which consent Dutton Appraisal Office reserves to deny. Exempt from this restriction is duplication for 
the internal use of a commercial loan-addressee and/or transmission to attorneys, accountants or advisors 
of the client-addressee.  
 
Also exempt from this restriction is transmission of the report to any court, governmental authority, or 
regulatory agency having jurisdiction over the party/parties for whom this appraisal was prepared, 
provided that this report and/or its contents not be published, in whole or in part, in any public document 
without the express written consent of Dutton Appraisal Office which consent, Dutton Appraisal Office, 
reserves the right to deny.  
 
Finally, this report shall not be advertised to the public or otherwise used to induce a third party to 
purchase the property or to make a ‘sale’ or ‘offer for sale’ of any ‘security’, as such terms are defined 
and used in the Securities Act of 1933, as amended. Any third party, not covered by the exemptions 
herein, which may possess this report, is advised that they should rely on their own independently secured 
advice for any decision in connection with this property. Dutton Appraisal Office shall have no 
accountability or responsibility to any such third party. 
 
Any value estimate provided in the report applies to the entire property, and any prorating or division of 
the title into fractional interests will invalidate the value estimate, unless prorating or division of interest 
has been set forth in the report. 
 
The maps, plats, sketches, graphs, photographs and exhibits included in this report are for illustration 
purposes only and are to be utilized only to assist in visual matters discussed within the report. 
 
Except as specifically stated, data relative to size or area of the subject and comparable properties has 
been obtained from sources deemed accurate and reliable. None of the exhibits are to be removed, 
reproduced or used apart from this report. 
 
No opinion is intended to be expressed on matters, which may require legal expertise or specialized 
investigation or knowledge beyond that customarily employed by real estate appraisers. Values and 
opinions expressed presume that environmental and other governmental restrictions/conditions by 
applicable agencies have been met, including but not limited to seismic hazards, flight patterns, decibel 
levels/noise envelopes, fire hazards, hillside ordinances, density, allowable uses, building codes, permits, 
licenses, etc.  
 
No survey, engineering study or architectural analysis has been made known to Dutton Appraisal Office 
unless otherwise stated in the body of this report. If the consultant has not been supplied with a termite 
inspection, survey or occupancy permit, no responsibility or representation is assumed or made for any 
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costs associated with obtaining same or for any deficiencies discovered before or after they are obtained. 
No representation or warranty is made concerning obtaining these items.  
 
Dutton Appraisal Office assumes no responsibility for any costs or consequences arising due to the need 
or the lack of need, for flood hazard insurance. An agent for the Federal Flood Insurance Program should 
be contacted to determine the actual need for Flood Hazard Insurance. 
 
Acceptance and/or use of this report constitutes full acceptance of the Contingent and Limiting 
Conditions and special assessments set forth in this report. It is the responsibility of the Client, or client’s 
designees, to read in full, comprehend and thus become aware of the aforementioned contingencies and 
limiting conditions. Neither the appraiser nor Dutton Appraisal Office assumes responsibility for any 
situation arising out of the Client’s failure to become familiar with and understand the same. The client is 
advised to retain experts in areas that fall outside the scope of the real estate appraisal/consulting 
profession if so desired. 
 
Dutton Appraisal Office assumes that the subject property analyzed herein will be under prudent and 
competent management and ownership; neither inefficient nor super-efficient. 
 
It is assumed that there is full compliance with all applicable federal, state and local environmental 
regulations and laws unless noncompliance is stated, defined and considered in the appraisal report. 
No survey of the boundaries of the property was undertaken. All areas and dimensions furnished are 
presumed to be correct. It is further assumed that no encroachments to the realty exist. 
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CERTIFICATION: 
 

• This is a Restricted Use Appraisal Report. 
 

• The signatory below certifies that, to the best of his knowledge and belief: 
 

• The statements of fact contained in this report are true and correct. 
 

• The reported analyses, opinions and conclusions are limited only by the reported assumptions and 
limiting conditions, and is my personal, impartial, and unbiased professional analyses, opinions 
and conclusions. 

 
• I have no present or prospective interest in the property that is the subject of this report, and no 

personal interest with respect to the parties involved. 
 

• I have no bias with respect to the property that is the subject of this report or the parties involved 
with this assignment. 

 
• My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 
 

• My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that factors the cause of a commercial 
loan, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

 
• My analyses, opinions, and conclusions were developed, and this report has been prepared in 

conformity with the Uniform Standards of Professional Appraisal Practice.  The Departure 
Provision has been invoked in this report. 

 
• This professional service was prepared in conformity with the Code of Professional Ethics and 

Standards of the Appraisal Institute. The use of this report is subject to the requirements of the 
Appraisal Institute relating to review by duly authorized representatives. 

 
• I have made a personal inspection of the property that is the subject of this report. 

 
• No one provided significant professional assistance to the person signing this report. 

 
• All appraisers licensed by the Office of Real Estate Appraisers, (OREA), of the State of 

California are required to complete a minimum level of continuing education to maintain their 
status as licensed appraisers. The report author is currently licensed, in compliance with all 
educational and licensing standards of the OREA, and is re-certified to the date indicated below. 

 
• As of the date of this report, the undersigned, George R. Dutton, has completed the requirements 

under the continuing education program of the Appraisal Institute and is re-certified to July 29, 
2015.   

 
Attached are statements of the professional qualifications of the appraiser. 
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This report has been prepared in accordance with the Uniform Standards of Professional Appraisal 
Practice, (USPAP), and with our agreement and understanding of the nature and requirements of the 
appraisal assignment. 
 
I will retain all relevant data and research material in my working file should you require further appraisal 
services concerning this property. 
 
Thank you for providing me this opportunity to be of service. 
 
Respectfully Submitted, 
 
George R. Dutton /s/ 
 
George R. Dutton 
Real Estate Appraiser 
State Certified General License #AGO-26971 



9 
 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 
 
 
Location                                           Airport Park Boulevard 
 Ukiah, CA – Mendocino County, CA  
 
Property Type  The subject is an approximate 15.33 acres undeveloped 

property. There is public roadway access and utility 
service available to the property site. The site is 
generally level.  

 
Interest Appraised                              Fee Simple Estate 
 
Lot Size                                               15.33 Acres 
  
Zoning                                             PD – Planned Development – Industrial - Light 

Manufacturing 
  
 
Mendocino County Parcel Number   Not Assigned.  TBD 
 
Flood Hazard Area                            # 0601860002D, Zone C, dated July 19, 1982; FEMA 

map.  
 
Census Tract                                     #116.0  
 
Highest and Best Use    Industrial - Light Manufacturing commercial 

development, developed per market demand. 
 
 
Conditions of Value                      The value estimates stated herein are subject to the 

Statement of Assumptions and Limiting Conditions and 
the Certification contained within this report.  
        

Environmental Hazards                     None Observed 
 
Marketing Exposure Period               6 months  
 
Date of Value                                     May 15, 2014 
 
Estimated Value As Is                                 $2,170,000 
 
Market Sales $2,170,000 
 
Income Approach as complete $2,115,000 
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Restricted Use Appraisal Report: Scope of work. 
This is a Restricted Use Appraisal Report, which is intended to comply with the reporting requirements 
set forth under Standards Rule 2-2c of the Uniform Standards of Professional Appraisal Practice.  As 
such, it presents summary discussions of the data, reasoning, and analyses that were used in the appraisal 
process to develop the appraiser’s opinion of value.  Supporting documentation concerning the data, 
reasoning, and analyses is retained in the appraiser’s file.  The depth of discussion contained in this report 
is specific to the needs of the client and for the intended use stated below.  The appraiser is not 
responsible for unauthorized use of this report. 
 
Furthermore, in accordance with prior agreement between the client and the appraiser, this report is the 
result of a limited appraisal process in which an onsite inspection of the subject property was performed, 
the comparable sales were researched and the sites visited by the appraiser, data provided by the property 
owner was collected and analyzed, public record information was obtained and a value conclusion was 
determined and that opinion was conveyed to the client in a report format 
 
In the collection of data, multiple sources were utilized. County public records, MLS, lenders, brokers and 
information from the property owner and property manager were analyzed. It is assumed that all 
information from these sources is correct. All comparable sales utilized in this report have been verified 
as closed sales through at least two data sources. 
 
The physical inspection includes observation of general building materials and conditions for comparison 
only. The inspection does not include the type of investigation normally performed by property 
inspectors, pest or termite inspectors, environmental inspections or any other such experts.  
 
Subject Property:  Airport Park Boulevard Ukiah, CA; 15.33 acres 
 
Client: Mr. David J. Rapport 

Ukiah City Attorney  
 P.O. Box 488 
 Ukiah, CA 95482 
 
Appraiser:  Mr. George R. Dutton 
                     State Certified General R.E. Appraiser 
 115 Foss Creek Circle 
 Healdsburg, CA 95448  
 
Purpose of the appraisal: The client has requested an opinion of AS IS market value as of the 

effective date of the report to assist the client in determining  the 
estimated value for this property as of a specific date. 
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Property rights appraised: The property rights appraised are the Fee Simple Estate interest, 
which is defined as: i.e. absolute ownership unencumbered by any 
other interest or estate, subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, police power, and 
escheat.   
Appraisal Institute, The Appraisal of Real Estate, 11th edition 
(Chicago, Ill. 1996) R.7 

 
 
Intended Use of the Report: This report is prepared for the use of the client, the City of Ukiah. 

The client may distribute copies of this report in its entirety to such 
third parties as may be selected by the party to whom the report is 
addressed. The report will become a public document in connection 
with the issuance of the report and the conduct of a public hearing 
pursuant to Health and Safety Code Section 33433. This report shall 
not be conveyed to the public through advertising, public relations or 
other media without the written consent of the author.  

 
Date of the Appraisal: May 15, 2014 
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Appraisal Development and Reporting Process 
The following steps were completed in arriving at the final value for this assignment: 

1. Analyzed regional, neighborhood, site and improvement data. 
2. Inspected the subject site and the neighborhood 
3. Reviewed data regarding taxes, zoning, utilities, easements, and public services. 
4. Considered comparable improved sales of strip shopping centers, and general industry information.  

Confirmed data with property managers, and real estate agents representing principals, and through 
public records.    

5. Analyzed the data to arrive at conclusions via each approach to value used in this report. 
6. Reconciled the results of each approach to value employed into a probable range of market data 

and finally an estimate of value for the subject, as defined herein, 
7. Estimated a reasonable exposure time associated with the value estimate.       

 

To develop this opinion of value, a Restricted Use Appraisal Report was prepared. This report is prepared 
in compliance with the Financial Institutions Reform, Recovery, and Enforcement Act, (FIRREA), the 
Office of Comptroller of the Currency (OCC), Under Chapter 12 CFR, and the Ethics and Standards of 
the Appraisal Institute. 
 
This report is intended to comply with the binding requirements of Standards 1, 2 & 5, and reporting 
requirements set forth under Standards Rule 2-2 (b) of the Uniform Standards of Professional Appraisal 
Practice.   
 
This Report incorporates the practical explanation of the data, reasoning and analysis that were used to 
develop the opinion of value.  It also includes descriptions of the subject property and the real estate 
market in the Mendocino County area. 
 
Competency Provision:  Dutton Appraisal Office has been appraising commercial and income property 
in Northern California Counties for the last 12 years. Appraisal assignments have been concentrated in 
Sonoma and Mendocino Counties.   
 
Mr. Dutton has coordinated the site development, project construction, negotiated lease terms and has 
established management procedures for commercial projects in the North Bay area. He continues to serve 
as a consultant for the ongoing management of several commercial projects.   
 
George R. Dutton is a Certified General Real Estate Appraiser in the State of California. 
 
Appraisal Assistance:  The appraisal files of McDonald and Associates as well as market research data 
from Real Estate Brokers were utilized in the preparation of this report. 
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Market Value 
The definition of market value is used by many federal financial institutions including the Resolution 
Trust Corporation (RTC), which was established under the Financial Institutions Reform, Recovery and 
Enforcement Act of 1989 (FIRREA) to dispose of the assets of insolvent thrift institutions. 
 
The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and 
assuming the price is not affected by undue stimulus.  Implicit in this definition is the consummation of a 
sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 
 

(1) Buyer and Seller are typically motivated; 
(2) Both parties are well informed or well advised, and acting in what they consider their own best 

interests;  
(3) A reasonable time is allowed for exposure in the open market; 
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable 

thereto: and 
(5) The price represents the normal consideration for the property sold unaffected by special or creative 

financing or sales concessions granted by anyone associated with the sale. 
 

Exposure time:  The exposure time may be defined as follows:  the estimated length of time the property 
interest being appraised would have been offered on the market prior to the hypothetical consummation of 
a sale at market value on the effective date of the appraisal; a retrospective opinion based upon an 
analysis of past events assuming a competitive and open market.    

Commercial income properties with operations based on market rental rates with typical occupancy levels 
and stable cash flows remain in demand. Based on discussions with property managers, owners, and real 
estate brokers familiar with this market segment, an exposure period is estimated to be approximately six 
months based on the current sales activity of comparable properties in the area.   Thus, a marketing 
exposure period of approximately six to nine months is selected as applicable for the subject property. 

 
Marketing time:  The marketing time is considered the length of time required selling a property from 
the effective date of value, forward.  Thus, a prospective opinion based on an analysis of the future events 
assuming a competitive and open market.  The marketing time is also estimated to be six to nine months 
for the subject property. 
 
Scope of the Assignment: The Mendocino County area and surrounding communities’ areas were 
searched for recent sales of comparable properties.  A sufficient number of sales were discovered to 
indicate a reliable value range for the subject. 
 
The commercial data service, CoStar Group, Metroscan, and discussions with local real estate brokers in 
the area, and the appraiser’s files were used in this search.  Data was confirmed by interviews with 
persons considered knowledgeable about real estate trends and values in the area. 
 
A physical inspection of the property was performed. Although due diligence was exercised while at the 
property, the appraiser is not an expert in such matters as pest control, soils stability, structural 
engineering, hazardous waste materials or toxic substances, and no warranty is given as to these elements. 
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MENDOCINO COUNTY 
Demographics 
Mendocino County is located on the north coast of the U.S. State of California, approximately 100 miles 
north of the San Francisco Bay Area and west of the Central Valley. As of 2008, the County population 
was estimated at 90,000. The county seat is Ukiah. 

Mendocino County was one of California's original 27 counties, created in 1850 by the State Legislature. 
Because of its small population, Mendocino County was administered by the government of Sonoma 
County until 1859, when the government was established in a small building on Main Street in Ukiah. 
County officials moved into the first courthouse at the site bounded by Standley, Perkins, State and 
Schools streets on January 24, 1860.  

Mendocino County encompasses an area of over 2 million acres or approximately 3900 square miles.  
The area includes forested mountain ranges supporting a large timber industry and rugged scenic 
coastline.  Agricultural production includes a growing vineyard and winery industry that also supports 
tourist growth.  The tourist industry remains strong in Mendocino County due to its natural beauty, an 
abundance of parks and beaches, its sport fishing, diving facilities and art, wine and food related events. 

Mendocino County, along with the 101 corridor from Hopland to Garberville, experiences seasonal 
tourism and regular commercial traffic.  Coastal tourism is the greatest revenue producer for visitor-
serving facilities with the 101 corridor significantly lower, but growing. 
 
The county has experienced a decline in major employers in a range of industries, with average job 
numbers declining over a number of years. Total employment is reported at just under 30,000 employees 
in 2010 an approximate 9% reduction in total nonfarm employment from 2000 figures. A small increase 
in employment has been noted in specific sectors, namely tourism, retail trade, agriculture and related 
manufacturing, health care and government employment.  
 
Geography 
Mendocino County is naturally bounded on the west by the Pacific Ocean and on the east mainly by the 
mountainous divide between the North Coastal Basin and the Sacramento River Basin, with the width 
varying from 35 to 60 miles. The county extends approximately 80 miles north to south (Point No Pass to 
Gualala River, or Hammerhorn Ridge to the Geysers). 
 
Within 20 miles of the ocean, the landscape rises to 3,000 feet in a series of northwest-southeast trending 
ridges paralleling the coast, and irregularly alternating with narrow valleys. These features reflect the 
geologic structures of the region, such as the San Andreas Fault in the southwest corner near Point Arena 
and the Maacama Fault extending from Sanel Valley to Long Valley. The alluvial valleys are at 1000 to 
1500 feet elevation in the central part of the county, and drop to 500 feet at the points where the Eel and 
Russian Rivers leave the county. Maximum elevations are found in the mountainous northeastern part of 
the county, where Anthony Peak reaches to almost 7,000 feet. 
 
Climate 
The climate of Mendocino County is generally mild and characterized by moist cool winters and warm 
dry summers. There is little temperature range in the vicinity of the coast, but a moderate range is 
experienced in inland valleys. Extremes of temperature at inland points range from lows of 5 to 10 
degrees to highs of 110 or more, while coastal areas have ranges from 20 to 80 degrees. 
 
Annual rainfall in Mendocino County ranges from slightly less than 35 inches (Ukiah area) to more than 
80 inches (near Branscomb). Most of the precipitation falls during the winter part of the year, and only at 
higher elevation is there substantial snowfall. Rainfall is often from brief, intense rains caused by large 

http://en.wikipedia.org/wiki/U.S._state
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http://en.wikipedia.org/wiki/San_Francisco_Bay_Area
http://en.wikipedia.org/wiki/California_Central_Valley
http://en.wikipedia.org/wiki/2000
http://en.wikipedia.org/wiki/County_seat
http://en.wikipedia.org/wiki/Ukiah%2C_California
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storms which move in from the northwest. Virtually no rainfall occurs during the summer months. The 
average growing season is about 260 days on the coast, 210 in the interior valleys and 180 days in Round 
Valley. 
 
Winds along the coast are persistent during the summer, and occasionally become strong over the entire 
area during the winter. Much of the County, however, experiences only light winds during most of the 
year. Sunshine averages 45 percent to 65 percent throughout the year along the coast and during winter 
and spring over inland areas, but increases to 80 percent inland during the summer and fall. 
 
Waterways 
While the Russian River flows south from above Ukiah, hundreds of miles of the Eel River and its 
tributaries flow north to empty into the Pacific. 
 
Transportation 
The major highway in Mendocino County is U.S. Highway 101. This highway connects the county to 
areas north such as Eureka and Grants Pass, Oregon via U.S. Highway 199, and areas south like Santa 
Rosa and San Francisco. Highway 101 changes back and forth from four-lane freeway to two-lane 
highway throughout the county, and it is fast almost all of its length. It is also a four-lane freeway through 
the County Seat and largest city of Ukiah.  
 
State Highway 128 connects Fort Bragg and the town of Mendocino to U.S. Highway 101 south to the 
Bay Area. It is a fairly fast highway east of Navarro, but it becomes a winding road as it approaches the 
Pacific Coast.  
 
Population & Demographic Trends 
Mendocino County includes four incorporated cities.  Fort Bragg and Point Arena are located on Highway 
1, and Ukiah and Willits are inland on Highway 101.  The most recent population data broken down 
between unincorporated and incorporated areas is summarized in Table 1. 
 
Mendocino County’s population is estimated at 87,500 by the California State Department of Finance as 
of mid 2012. The growth rate of population has been static for several years. The current rate of growth is  
below the state average as a whole.  Future growth rate estimates for the county are for projected growth 
in the range of up to ½ of 1% per year. 
 
Manufacturing 
Manufacturing employment is declining while services, retail trade and government employment is 
remaining stable or showing a slight increase. Some of the increase in government employment is 
explained by the fact that EDD assigns casino employees to the government category as they are tribal 
government employees. These employment trends are expected to continue and are similar throughout the 
region. 
 
Real Estate Trends 
Following a recessionary period from 1990 to 1997, home prices experienced a significant increase 
throughout Northern California and Mendocino County with home values virtually doubling from 1991 to 
2001. In recent years home prices again showed a significant increase from 2003 through 2005. 
Population pressure has increased northward along the Highway 101 corridor from Santa Rosa, the largest 
regional employment base. Coastal Mendocino has experienced similar or greater value increases due to 
retirees and second home buyers, supplemented by telecommuters able to conduct their businesses from 
non-commercial locations. 
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The general economic conditions in Northern California and the increased unemployment rate resulted in 
a significant  downturn in real estate prices from 2007-2010. The current economy appears to be stagnant 
with little residential and commercial development anticipated. The long term outlook for the county is 
continued slow growth due to the limited available land for residential development and because the 
economy generally lags the regional trends driven by the economic center of Santa Rosa to the south.   
 
The coastal area of Mendocino County has maintained a strong tourist base which has provided stability 
to the economy. 
 
Economic Rates and Conditions Existing at Appraisal Date 
When the appraisal was being prepared the following economic conditions prevailed: 
 
Prime Rate (effective 4/2014) 3.25% 
Eleventh District Cost of Funds 0.701% 
Treasury 10 year Bonds 2.57% 
Corporate Bonds, 30 year, AAA 3.30% 
Consumer Price Index (SF Bay Area)  
    April 2014 Up 1.6% from a year ago 
Sources: Wall Street Journal 
                        Bureau of Labor Statistics  
    
Unemployment: 
               Unemployment:  California (April 2014)             7.8%  
  Mendocino County      6.7% 
    
 
Mendocino County Tourism 
The local economy has benefited from increased tourism. Currently, tourism is a major contributor to the 
local economy. 
 
Mendocino provides a diverse base for tourists; from agriculture to the rugged coastal area. Agricultural 
products include grapes, dairy products, livestock, poultry, nursery products and vegetables.  
 
Mendocino County Economy 
The economy of Mendocino County has historically been tied to the timber and agricultural industries. 
The Ukiah and Anderson Valleys are centers of agricultural production, including grapes, apples, pears, 
livestock, field vegetable and nursery crops.  
 
Mendocino County is primarily rural, with agriculture and tourism providing the basic industries which 
bring in outside dollars. Many small non-agricultural businesses have flourished in the county over the 
last ten years; these being made up of information firms and mail order businesses. Job growth has been 
slow. Most of the future growth will be felt in the services, tourism, finance, insurance, real estate and 
government industries. An expanding retired population is bringing in a more stable source of outside 
income in the form of properties and pensions. 
  

Source: Mendocino County Website, EDD Website 
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City of Ukiah 
 
Location 
The subject property is visible from Highway 101, Ukiah, Mendocino County.  The subject property is 
located on Airport Park Boulevard, Ukiah, CA, and consists of 15.33 acres. 

The City of Ukiah is the commercial, retail, finance and service hub of the Mendocino County region, 
providing goods and services to surrounding area residents. This area is considered the “heart” of the 
Mendocino County retail trade area with a number of businesses located in this community.  

Ukiah provides a variety of commercial business locations, retail and wholesale facilities, financial 
institutions, lodging establishments, restaurants, markets, and numerous shops and galleries. Medical 
services and transportation facilities that serve the entire County are available here.  
 
The general neighborhood where the property is located is east of the downtown Ukiah central business 
district and west of U.S. Hwy 101.  The area is developed with industrial shopping complexes, motels, 
and restaurants in the immediate area.  The subject location and surrounding property uses appear to be 
consistent with zoning designations.  
 
Subject site is located adjacent to major retail uses including Walmart, Friedman Brothers, Staples, Food 
Max and others. This property is located at the southern end of this business district.  Travel time to Santa 
Rosa is approximately 1 hour and approximately 2+ hours to San Francisco.   
 
Much of the Mendocino County coastal community area relies on Ukiah as the major commercial center 
for the local coastal community and tourist traffic. The area is scenic and serves as a gateway to the 
rugged and picturesque Mendocino coastline that is known to offer good outdoor and cultural amenities.  
 
The Ukiah commercial-industrial market has generally been stable due to the large trade area served in 
Mendocino County and because there are very few alternatives in other areas of the County. There is no 
doubt that retail trade in general has decreased substantially beginning in the latter part of 2008 and 
continuing into 2009. Market conditions for retail space have deteriorated with the overall economy.  
 
The economic base of Mendocino County has shown minimal growth during the past decade and growth 
projections from both local and regional sources indicate that Mendocino County will continue to 
experience modest growth.  The City of Ukiah has not increased in population for the past five years.  The 
City of Ukiah’s population as of 2013 is 16,000.   
 
The majority of growth in Mendocino County is expected to occur along with Highway 101 corridor 
between Hopland and Willits with the unincorporated areas experiencing the highest growth rate.  The 
attendant problems of growth, which include sewage collection, treatment and disposal, adequate water 
supply, and traffic congestion on Highway 101, are all matters which may restrict future growth.  
Resolution of these constraints will help to determine future growth, both on a short and long term basis.  
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Description of the Site, Improvements, and Current Use  
 
Location:  This approximate 15.33-acre property is located in the city limits of Ukiah.  The property is 
located on Airport Park Boulevard, Ukiah and has US Highway 101 frontage.  The site is located in the 
southern commercial business district of the City of Ukiah, south of the central business district of the 
City.   
 
Access:  The site is  accessible from a developed roadway. Access to the Ukiah community is Highway 
101, a well maintained, heavily travelled major roadway.   
 
Mendocino County Assessor’s Parcel Numbers:   The Mendocino County Assessor’s Office has not 
assigned an Assessor parcel number to this site. The subject property consists of a number of 
individual parcels.  
 
Physical Description:  The site has a generally rectangular shape and is located at the south end of the 
City in a mixed use area that is within the Airport Business Park. There is convenient access from this 
area to the central downtown business district.  
 
The property is currently unimproved. The property is generally level and site access is via a publicly 
maintained roadway.  
 
Topography and Drainage:  The site is generally level and site drainage appears adequate with proper 
grading.      
 
Climate:  The climate is mild with wet winters and dry warm summers.  There are typically 30 to 40 
inches of rainfall per year.  The average annual air temperature is 58 degrees, and the summer 
temperatures exceed 80 degrees.  
 
Water Resources: There is a municipal water system that provides water for the subject property to this 
location.  
 
Sewer system: There is municipal sewer system in the public roadway that will serve the subject 
property.  
 
Soils Contamination:  There were no adverse conditions observed.  However, the appraiser is not 
qualified to detect the presence of soils characteristics related to hazardous waste or toxic materials.  
There were no complaints regarding toxic substance on-file with Mendocino County Environmental 
Health Department regarding the subject site. 
 
Zoning:  The subject site is zoned PD – Planned Development – Industrial -Light Manufacturing 
 
Flood Zone:  The subject is not located within the 100 year flood hazard area as identified by the Federal 
Emergency Management Agency (FEMA) Community Pane number #0601860002D, Zone C, dated July 
19, 1982. 
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Earthquake Zone:  All properties in California are subject to some degree of seismic risk.  The Alquist-
Priolo special Studies Zone Act of 1972 was enacted by the State of California to regulate development 
near active earthquake faults.  The Act required the State Geologist to delineate “special studies zones” 
along known active faults in California.  Cities and Counties affected by the identified zones must limit 
certain development projects within the zone unless geologic investigation demonstrates that the sites are 
not threatened by surface displacement from future faulting. 
 
The subject is not located within an Aliquist-Priolo Special Studies Zone. 
 
Utilities:  The subject property does not have electrical or natural gas service on site.  
 
Encroachments:  There were no encroachments observed, however I was not provided with a survey 
map of the property.    
 
Assessed Valuation and Taxes: The assessed Land Value by the Mendocino County Tax Assessor are as 
follows:  Code Area: 003-003 
 
Parcel Number          Land       Improvements         Other          Total               Taxes  
#TBD  $Exempt 
 
Other Structural Improvements:  The site is undeveloped.  
 
Conclusion: The subject is an approximate 15.33 acre undeveloped property. There is public roadway 
access and utility service available to the property site. The site is generally level. 
 
The client has indicated that the parcel may be developed with a retail warehouse outlet store that is 
estimated to contain 148,234 SF. Parking on site is anticipated to provide space for 740+ vehicles.  
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Highest and Best Use 
 
In the valuation of the subject property, consideration is given to the highest and best use of the property. 
Incorporated in this analysis, is the zoning designation of the property, the surrounding land uses and 
competing projects in the general market area of the subject property. The subject property is currently 
vacant; site improvements that provide access to the site have been developed.  
 
Highest and best use may be defined as: the reasonably probable and legal use of vacant land or an 
improved property, which is physically possible, appropriately supported, financially feasible, and that 
results in the highest use. This is the definition used by the American Institute of Real Estate Appraisers 
as published in, The Appraisal of Real Estate, 11th edition, 1996. 
 
The highest and best use of both land as though vacant and property as improved must meet four criteria. 
The highest and best use must be legally permissible, physically possible, financially feasible and 
maximally productive. 
 
The definition above applies specifically to the highest and best use of land.  In cases where a site has an 
existing improvement, the highest and best use may be determined to be different from the current 
improvement use, however the existing use will continue until the value of the land as vacant exceeds the 
value of the existing improvement and the costs to remove the improvement. 
 
The Highest and Best Use is that use which is most likely to produce the greatest return over a given 
period of time. Net return refers to the residual of gross yield, after all costs are deducted. 
 
To properly evaluate Highest and Best Use two separate analyses are required: one, to evaluate the 
subject property as vacant; the other, to evaluate the subject property as improved. The purpose of the 
separate analyses is to ensure consistency of uses between the subject land and land sales used to value 
the subject site, and to determine if the existing improvements have a contributory value that exceeds the 
land value as vacant. The purpose of this analysis is to determine the economic value of the improvements 
on site and to determine if these improvements exceed the value of the site less the demolition and 
removal of these improvements.  
 
As the subject property is vacant and unimproved only the Highest and Best Use of the property as if 
vacant will be analyzed in this section.  
 
The subject property has been analyzed using the four criteria mentioned earlier. 
 
Highest and Best Use as Vacant 
 
Legally Permissible  
 
The Highest and Best Use of vacant land is typically that use which is permitted by the existing zoning 
designation. An exception is when a zoning change or use variance can likely be obtained within a 
reasonable amount of time. The subject site is zoned Planned Development Industrial- Light 
Manufacturing per ordinance No. 1098 adopted by the City Council of the City of Ukiah. This zoning 
allows, among numerous others, proposed industrial, warehouse development of the subject property, 
professional offices and low-density residential uses. Live work land uses may be incorporated into low 
density apartments above commercial or professional offices. The legally permitted use of the site must 
be consistent with the ordinance adopted by the City Council for the Airport Industrial Park planned 
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development. Because a zone change for this property does not appear to be possible at this time, the 
current zoning for this site is the major factor in determining the potential likely uses for the property.  
 
Physically Possible 
 
The physical characteristics of this site, including shape, size, general topography, soils, location, traffic 
patterns and available utilities appear to be conducive to an Industrial - Light Manufacturing development 
on site. It is physically possible to develop the land with an Industrial - Light Manufacturing 
development.  
 
Financially Feasible 
 
As vacant land, this site gains a contribution from the permitted use such as a Industrial - Light 
Manufacturing commercial development. There is a moderate demand for light manufacturing warehouse 
rental space in the local market.  Project feasibility is an issue because of the significant cost associated 
with obtaining material for fill, transporting of the material, and grading and compaction of the material 
on this site. Development of the site appears to contribute to the economic benefit of the land; thus 
development of this parcel as vacant appears financially feasible. 
 
Maximally Productive 
 
Given the existing zoning it is unlikely the site can be developed with a higher use than that of the current 
zoning.  Current zoning allows development of the site incorporating adequate parking, landscape design, 
and approved construction based on use permit approval and conditions. A site development permit or use 
permit is required for development in this property zone designation. No other uses under current zoning 
would produce a greater value for the subject property site.  
 
Conclusion 
 
Based on the above observations, the Highest and Best Use of the subject property as vacant site, is 
concluded to be an Industrial -Light Manufacturing commercial development, developed per market 
demand. 
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Appraisal Methodology 
 
The appraisal process is defined as an orderly program by which the problem is planned and the data 
involved is acquired, classified, analyzed and interpreted into an estimate of value.  In this process three 
basic approaches to value are considered: Income Capitalization approach, Sales Comparison Approach, 
and Cost Approach. In appraisal practice, an approach to value is included or omitted based on its 
applicability to the property type being valued and the quality and quantity of information available. 
 
The final step in the appraisal process is reconciliation, a process by which the alternative conclusions are 
analyzed and a selection of the final value.  The relative significance, applicability and defensibility of 
each approach are weighed as it relates to the type of property being appraised. 
 
In this appraisal assignment, the subject property is appraised “As Is” and an estimated market value for 
the subject property is obtained. Roadway access to the site is developed.  
 
The subject property value is determined from the sales comparison and income approaches to value. 
These estimated values are determined based on an “as complete” property, which is a property that from 
a site development standpoint is topographically ready and available to be developed.  
 
The cost approach is utilized to determine the estimated costs that are projected to be required for site 
development to be completed at this location. The property at that point is then ready for a development 
project, or in the “as complete” state. The property AS IS value is then determined from analysis of these 
estimated values.  
 
Sales Comparison Approach 
 
The Sales Comparison Approach utilizes sales of comparable properties, adjusted for differences, to 
indicate a value for the subject property.  Valuation is typically accomplished using physical units of 
comparison such as price per appropriate unit or by utilizing economic units of comparison. 
 
Adjustments are applied to the physical units of comparison derived from the comparable sale. The unit 
of comparison chosen for the subject is then used to yield a total value.  Economic units of comparison 
are not adjusted, but rather analyzed as to relevant differences with the final estimate derived based on the 
general comparisons. 
 
The reliability of this approach is dependent upon (a) the availability of comparable sales data; (b) the 
verification of the sales data; (c) the degree of comparability; (d) the absence of non-typical conditions 
affecting the sales price.  Through my search I was able to obtain an adequate quality and quantity of 
sales through which a reliable and defensible indication of value for the subject land could be concluded.  
 
Income Capitalization Approach 
 
The methodology of the Income Capitalization Approach is to determine the income-producing capacity 
of the property on a stabilized basis by estimating market rates and stabilized income levels from 
comparable properties, making deductions for operational and production expenses, and then capitalizing 
the net income at a market-derived rate to yield an indication of value.   
 
Investors are active in the real estate marketplace for properties similar to the subject. The Income 
Capitalization Approach is applicable to the assignment at hand.  The income capitalization approach is 
based on estimated lease income, typical lease terms and this appraiser’s knowledge of the property 
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management costs associated with similar properties to determine an estimated value for the subject 
property. 
 
As the current site is undeveloped, hypothetical conditions are utilized to develop an income approach to 
value. The hypothetical conditions are contrary to what currently exists at the site but are supposed for 
purpose of this analysis. This property is appraised as if the property was improved and ready for 
development.  
 
Cost Approach 
 
The Cost Approach for the subject property is utilized in this valuation. One generally utilizes the Cost 
Approach when there are structural improvements upon the land. This approach is based upon the 
proposition that the informed purchaser would pay no more for the subject than the cost to produce a 
substitute property with equivalent utility. This approach is particularly applicable when the property 
being appraised involves relatively new improvements that represent the highest and best use of the land, 
or when relatively unique or specialized improvements are constructed on the site for which there are few 
sales or leases of comparable properties. 
 
As the current site is undeveloped, hypothetical conditions are utilized to develop a cost 
approach to value. The hypothetical conditions are contrary to what currently exists at the site 
but are supposed for purpose of this analysis. This property is appraised as if the property was 
improved and ready for development.  
 
The estimated costs to develop the subject property are provided through Marshall Swift Cost Valuation 
Service. This process results in an estimated current market cost to develop the subject property and 
complete proposed structural and site improvements.    
 
The indicated cost is utilized to estimate a residual land value for the subject property.   
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Sales Comparison Approach 
 
The Sales Comparison Approach provides an estimate of market value based on analyzing transactions of 
similar properties in the market area.  The method is based on the proposition that an informed purchaser 
would pay no more for a property than the cost of acquiring an existing one with the same utility.  This is 
known as the ‘principle of substitution’.  When there are an adequate number of sales of similar properties 
with sufficient information for comparison, a range of values for the subject property can be developed. 
 
The reliability of this approach is based on similar market sales. Considerations for such factors as 
changing market conditions, financing, location, access/visibility, appeal, lot size, age, condition/quality, 
amenities and building size.  These are all significant variable relating to the relative marketability of the 
subject property.  Any adjustments to these comparable sales prices must be market-driven; this, the 
actions of typical buyers and sellers are reflected in the comparison process. 
 
The Direct Sales Comparison Approach will use the sales price per square foot of building improvements 
on site as the measure of value most appropriate.  This figure measures the relationship between the sales 
price and the building improvement square footage at the specific location. 
 
Market Sales Methodology:  Four sales of similar properties located in the market area of the subject 
property were reviewed in this analysis.  All sales were reduced to their value per square foot for the raw 
land at the site. Adjustments were considered including: sale date, conditions of sale, financing, site size 
and location, amenities, access to and market appeal of the property. 
 
Sales and current listings of like type property to the subject were reviewed in Northern Sonoma County 
as well as in Mendocino County. Because large adjustments to these sales would be required, sales in 
Mendocino County alone were included in the analysis.  
 
The sales analyzed above have been determined to be the most recent sales of properties similar to the 
subject. The location, current use, and size of this property make it very difficult to find recent 
comparable sales.  
 
Land Sales 
 
The subject property estimated land value is based on the below listed comparable sales. There are a 
limited number of raw land sales with similar zoning that have occurred in the subject property immediate 
market area.  
 
 
Sale #1-2700 N State St., Ukiah, CA 95482 - APN: 169-140-11 
Property sold on May 23, 2013 for $426,000, per Mendocino Doc. #7812. 
 
This is a commercially zoned  lot with Highway 101 frontage consisting of 2.51 acres.  This property was 
purchased May23,  2013 for $426,000. There was a modular building on site with a large billboard for 
freeway advertising. The property is zoned General Commercial. The net contributory value of the 
modular building and freeway sign was estimated at $35,000 which reduced the land purchase price to 
$391,000. Utility service was available to the property site. The underlying land value purchase equates to 
$3.58 per square foot. 
 
The site is located in the immediate market area of the subject property. The site has good visibility and 
there is good access to the site. This location has freeway visibility of this site and is a similar location. 
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The zoning at this site is similar to the subject property location. The sale date is current from a market 
standpoint.     
 
Overall, this property is a similar overall location to the subject property. The parcel size is significantly 
smaller than the subject site.  
 
Overall no adjustment is indicated.  The value equates to $3.60 per square foot, rounded.  
 
 
Sale #2-13795 Mountain House Road, Hopland, CA 95449 - APN: 048-400-34 
Property sold on May 26, 2011 for $85,000, per Mendocino Doc. #7212 
 
This is a commercially zoned  lot with Highway 101 frontage consisting of 1.50 acres.  This property was 
purchased May 26, 2011 for $85,000. There was a billboard for highway advertising under contract at 
date of sale. The property is zoned General Commercial. The net contributory value of the highway sign 
was estimated at $10,000 which reduced the land purchase price to $75,000. Utility service was available 
to the property site. The underlying land value purchase equates to $1.15 per square foot. 
 
The site is located in the immediate market area of the subject property. The site has good visibility and 
there is good access to the site. This location has freeway visibility of this site and is a similar location. 
The zoning at this site is similar to the subject property location.  
 
Overall, this property is an inferior overall location to the subject property. The parcel size is significantly 
smaller than the subject site. The sale date is three years old and occurred during a somewhat weaker 
commercial property market.   
 
Overall based primarily on the inferior location, a 30% upward adjustment is indicated.  The 
adjusted value equates to $1.50 per square foot, rounded.  
 
 
Sale #3-13831 Mountain House Road, Hopland, CA 95449 - APN: 048-400-38 
Property sold on May 26, 2011 for $195,000, per Mendocino Doc. #7211 
 
This is a commercially zoned  lot with Highway 101 frontage consisting of 2.30 acres.  This property was 
purchased May 26,2011 for $195,000. The property is zoned General Commercial. Utility service was 
available to the property site. The underlying land value purchase equates to $1.95 per square foot. 
 
The site is located in the immediate market area of the subject property. The site has good visibility and 
there is good access to the site. This location has freeway visibility of this site and is a similar location. 
The zoning at this site is similar to the subject property location.  
 
Overall, this property is an inferior overall location to the subject property. The parcel size is significantly 
smaller than the subject site. The sale date is three years old and occurred during a somewhat weaker 
commercial property market.   
 
Overall based primarily on the inferior location, a 30% upward adjustment is indicated.  The 
adjusted value equates to $2.55 per square foot, rounded.  
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Sale #4-44720 Highway 101, Laytonville, CA 95454 - APN: 014-130-55 
Property sold on August 20, 2013 for $220,000, per Mendocino Doc. #12964. 
 
This is a commercially zoned  lot with Highway 101 frontage located in the Laytonville commercial 
district. The lot size is 1.42 acres.  This property was purchased August 20, 2013 for $220,000. The 
property is zoned General Commercial. Utility service was available to the property site. The site is level 
and fully usable. The underlying land value purchase equates to $3.56 per square foot. 
 
The site is located in the general market area of the subject property, north of Ukiah. The site has good 
visibility and there is good access to the site. This location has 150 feet of Highway 101 frontage. There is 
good visibility of this site. Laytonville is an inferior location to the subject property site. The zoning at 
this site is similar to the subject property location.  
 
Overall, this property is an inferior overall location to the subject property. The parcel size is significantly 
smaller than the subject site. The sale date is current from a market standpoint.     
 
Overall, a 10% upward adjustment is indicated.  The adjusted value equates to $3.90 per square 
foot, rounded.  
 
Summary Analysis: 
 
The adjusted average sales price per square foot for the comparable properties utilized in this report is 
$2.90 per square foot. The parcels are all significantly smaller parcel sizes than the subject site.  
 
There are a limited number of like type property sales in the local marketplace. Appraisals of like type 
properties in the area frequently require the use of: (a) sales needing larger than preferred adjustments, (b) 
sales of properties more distant from subject than usually employed, and (c) older than desired sales.  
These departures from preferred practice are frequent and necessary for appraisals in the area and are so 
recognized as a local standard of practice.  This is compounded by the fact  that the subject should be first 
compared with highway frontage  properties.  Non highway frontage properties are not comparable to the 
subject.   
 
Based on the location of the subject property, the Highway 101 frontage, the limited availability of sites 
similar to the subject in this market area, the utility of this site and with primary emphasis on current 
commercial real estate market conditions in this market area, the estimated value of the subject property 
site as of the date of this report is seen as being in the mid range of value for similar type property. The 
estimated value for the raw land at this location is $3.25 per SF for the subject site.  
 
The subject parcel size is 15.33 acres total. The site area is 691,733 SF. The selected land value for the 
property site is $3.25/SF.  
 
Thus the total estimated value of the 15.33 acres of the subject property is shown below.  
 
$3.25 per SF x 667,775 SF or $2,170,269. Thus, the estimated land  at the subject property is valued 
as of the appraisal date at $2,170,000, rounded.  
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Income Approach to Value 
 
As the current site is undeveloped, the below listed hypothetical conditions are utilized to 
develop an income approach to value. The hypothetical conditions are contrary to what currently 
exists at the site but are supposed for purpose of this analysis. This property is appraised as if the 
property was improved and ready for development. Detail for proposed development of this 
property site is provided by the client. 
  

1. Proposed building area square footage is 148,234 SF 
2. A site coverage ratio of 22% is projected for the property. 
3. Development at the site will include a warehouse type structure that will be a large open shell 

concrete tilt up structure with some partitioning for storage and office areas. It is assumed that the 
structure will be average to good quality with virtually no architectural embellishments or interior 
department divisions. There will be a small finished office area with drywall that is painted and 
restroom facilities. The buildings will have exposed conduit, fluorescent lighting and adequate 
plumbing. The heating source will be space heaters.  

 
In the market area of the subject property, which incorporates Ukiah and the surrounding Mendocino 
County area, base monthly rents range from $0.60 to in excess of $0.75 per square foot for similar rental 
properties in a well located, maintained building. The average of rental rates in the local community for 
properties comparable to the subject appears to be in the $0.60 to $0.75 per square foot range. Most 
commercial leases have a consumer price index increase annually, generally with a maximum percentage 
increase.  Because of the current higher than the norm vacancy rates and the generally slow economic 
recovery a number of leases for like type properties have been renegotiated and the rental payment 
reduced. This reduction has been as much as 10-15% in some instances but more typically has been in the 
range of 5-10%.  
 
This site is a well located, visible site and the surrounding area includes a combination of major retail 
(Wal Mart, Friedman’s, Staples), yard storage and warehouse, production space,  
 
The subject property is intended as an owner-user project. Total projected expense, including reserve for 
capital replacements, management expense and direct expense incurred by the property owner is 
estimated at 20 to 25% of gross income. Direct expense includes utility expense, professional fees, 
property tax, insurance, and repair and maintenance expense. An overall expense factor in the range of 
24% of gross income annually for this property is realistic based on lease terms for properties similar to 
the hypothetical development at this property. This expense ratio is consistent for like type properties to 
the subject and is the ratio utilized in this analysis to determine the effective gross income for the 
hypothetical development.  
 
The estimated net operating income for a typical year’s operation is based on the projected lease income 
developed by the appraiser. In this analysis, $0.65 per SF is the projected gross monthly rent. The 
estimated lease income is developed based on the 148,234 square feet of potential retail warehouse space 
to be developed at this location.  
 
The following pro forma details income and expense projections for the subject property for a calendar 
year. This information is taken from industry standards coupled with the detail developed from lessors of 
like type properties in this market area.    
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Ukiah retail warehouse discount store-Pro forma Income and Expense 

 Projected for industrial buildings to be constructed on site  
 

     

 

Gross income-
Monthly  

   
     
 

Rental revenue-market rate 
  

 
$0.65/SF, 148,234 SF  $ 96,352  

 

  

Projected gross monthly 
income  $96,352  

 
     
 

Projected Annual Income   $1,156,225  
 

     
 

Projected Annual Expense 
  

     
 

Vacancy and Collection expense  Owner, user  
 

     
 

Operating, Management Expense-non recoverable 
  

 
Property management expense  $34,600  

 
 

Utility expense  $52,200  
 

 
Repair and maintenance expense  $31,000  

 
 

Insurance, legal, accounting  $24,750  
 

 
Real Estate property tax  $112,000  

 
 

Replacement reserve  $27,500  
 

  
Total projected expense  $282,050  

 
     

  

Projected net operating income before debt 
service  $           874,175  

     
 

Capitalized value, rounded 
 

 $         11,655,000 

     
 

Estimated construction costs 
 

$           8,929,338  

 
Permits, fees, mitigation 

 
 $             610,000  

 
Total Estimated Project Cost 

 
$           9,539,338 

 

 
Estimated Project Capitalized Value                $11,655,000 
Less: Total Estimated Project Cost                   $  9,539,338 
 
Underlying land value,  rounded 

 
 $           2,116,000  

 
Per acre 

  
 $              138,030 

     
 

Per SF 
  

 $                    3.17  
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Direct Capitalization 
 
The direct capitalization analysis involves converting a single year’s estimated stabilized net operating 
income (NOI) into a value indication. Once the net operating income has been estimated, this conversion 
is accomplished by dividing the NOI estimate by an appropriate rate. The direct capitalization formula is: 
 

Value= NOI/Overall Capitalization Rate. 
 
The market has indicated a capitalization rate for comparable properties to be in the range of 7.0 to 8.5%. 
This information is taken from comparable sales of similar properties and data supplied by brokers and 
sales people knowledgeable in the field. Capitalization rates have increased over the past 12 to 24 months. 
The increased capitalization rates are a result of the current deteriorated market conditions, the difficulty 
in obtaining project financing, vacancy rates in the marketplace and developer-investor risk aversion. On 
the other hand, smaller, user type properties with credit worthy tenants are valued at lower cap rates.  
 
The capitalization rate selected for the subject property is 7.50%. The estimated gross market value based 
on the income capitalization analysis is thus: 
 

Value=$874,175/.075=$11,655,666, which figure is rounded to $11,655,000. 
 
Total Gross Estimated Value, Income Approach  $11,655,000. 
 
 
Development Costs:  The Marshall Swift Cost Valuation Service and local developer’s cost estimates of 
similar warehouse type properties in the area have been used to establish the Cost New of the subject 
property hypothetical improvements.   Related costs include sewer, water connection fees, building permit 
fees, impact and mitigation fees, and site development fees.  
 
 
Airport Park Boulevard, Ukiah.  
Building  rentable area 148,234 sq. ft. @$53.00 sq. ft.                                 $8,449,338 
Other Improvements Site improvements, Landscaping                               $ 480,000 
Permits, fees, assessments  $610,000 
                                                                           
Projected project Cost New, rounded $9,539,338 
 
Estimated Total Project Value:  $11,655,000 
 
Estimated Land Value, rounded $2,115,000 
 
   
 
Based on the 15.33 acres at this site, the raw land value is $3.17 per SF.  
 
 
$3.17 per SF x 667,775 SF or $2,116,847. Thus, the estimated land portion of the subject property is 
valued as of the appraisal date at $2,115,000, rounded.  
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Value Estimate, Conclusion and Reconciliation: 
 
The estimated land value of the “as complete” subject property has been determined from the market sales 
analysis and income approach. These values are indicated below:  
 
 Market Sales    $2,170,000 
 Income Approach   $2,115,000 
  
There is a minor variation in the estimated values from the two distinct approaches.  The income approach 
is based on the projected lease income and development expense estimates determined from market 
research and analysis of similar properties.  
 
The market sales approach is predicated on the principle of substitution, essentially that an investor would 
pay no more for an existing property than for a comparable property with similar utility. The market sales 
approach to estimated value appears to be the most realistic estimate of current market value.  
 
Value Conclusion 
 
Based on my research and the analysis contained in this report, it is my opinion that the estimated “As Is” 
market value as of the subject property located on Airport Park Blvd. Ukiah, consisting of 15.33 acres as 
of the report date is $2,170,000.  
 
Thank you for this opportunity to be of service. 
 
Respectfully Submitted, 
 
George R. Dutton /s/ 
 
George R. Dutton 
State Certified General R.E. Appraiser #AGO26971 
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QUALIFICATIONS OF APPRAISER 

George R. Dutton                         115 Foss Creek Circle                           Healdsburg, CA 95448 
Work Experience: 1997 – Present Self Employed Real Estate Appraiser Healdsburg, CA 
                             Real Estate Appraiser 

• Licensed State of California General Real Estate Appraiser. 
• Appraisals of agricultural, commercial, industrial, retail and single-family 

properties completed in Sonoma, Napa, and Mendocino counties. 
• Appraisals of proposed subdivisions and course of construction inspections.  

Work Experience: 1983 – Present  Dutton Enterprises               Healdsburg, CA 
  Real Estate Consultant-Developer 

• Developed multi-million dollar single family residential subdivisions, 
commercial and warehouse properties. 

• Marketed and managed properties in development; negotiated sale-leaseback for 
commercial properties directly and through brokers. 

• Solicited and awarded general contractor bids; negotiated all subcontracts; 
consulted with engineers and architects on design; coordination and building of 
specific projects; directed acquisition and delivery of materials. 

• Processed applications through county and city planning and building 
departments for permit and project approvals. 
1964-1983  Exchange Bank               Santa Rosa, CA 

Vice-President/Branch Manager 
• Coordinated daily branch operations; reviewed administrative reports; approved 

commercial, real estate, agricultural and installment loan applications; appraised 
residential properties; resolved customer concerns and inquiries. 

• Interviewed, trained, supervised and evaluated staff of twenty-one bank 
employees. 

• Increased customer base and maximized retention of existing business. 
• Achieved superior audit reviews from interior and exterior sources as a result of 

organizing branch activities and staff supervision. 
• Instructor in Banking Courses at SRJC for ten semesters. 

1966-1969  United States Army  USA and Germany 
First Lieutenant, Honorable Discharge 

 
Education 1960-1964  University of California  Berkeley, CA 
  Bachelor of Science, Finance 
  1972   Commercial Lending School  Norman, OK 
  1975-1977  Pacific Coast School of Banking  Seattle, WA 
  Certificate of Completion 
Community 1988-2013  Board Member/President/Treasurer, R House 
Activities 1990-2000  Board Member, YMCA 
  1990-2002  Member, Sonoma County Alliance 
  1997-Present  Member, Rotary Clubs of Sebastopol-Healdsburg Sunrise 
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