Agenda Item No. 7a
MENDOCINO
Local Agency Formation Commission
Staff Report

MEETING September 11, 2023

TO Mendocino Local Agency Formation Commission

FROM Uma Hinman, Executive Officer

SUBJECT City of Ukiah Annexation of City-owned Properties A (File No. A-2021-01a) and Finding

of Exemption Pursuant to the California Environmental Quality Act

RECOMMENDATION

1) Find the City of Ukiah Annexation of City-owned Properties A is exempt from the California
Environmental Quality Act (CEQA) under the Class 20 Exemption pursuant to Title 14 of the California
Code of Regulations (14 CCR) § 15320, and approve the Notice of Exemption for filing; and

2) Adopt LAFCo Resolution 2023-24-01, conditionally approving the City of Ukiah Annexation of City-
owned Properties A (File No. A-2021-01a) for APNs: 156-240-02, 156-240-13, 003-330-68, 003-330-
69, 003-330-70, 184-080-36, 184-080-37, 184-090-01, 184-090-07, 184-100-04, 184-080-40, 184-100-
05, 184-090-06, 184-150-01, 184-140-13.

BACKGROUND

This item is Commission consideration of a Change of Organization proposal for the City of Ukiah
Annexation of City-owned Properties A (File No. A-2021-01a). The application was originally submitted on
February 22, 2021 under City of Ukiah Resolution of Application No. 2020-61 and was resubmitted on
February 25, 2022 under City of Ukiah Resolution of Application No. 2022-04 (Attachment 2).

The revised application addressed LAFCo and other agency requested clarifications and corrections, and
removed APNs 180-120-15 & 16 from the project scope due to a discovery that these parcels were already
located within the City limits. The application submittal was accepted for filing and the proposal was
deemed ready for Commission consideration according to the Certificate of Filing issued on July 18, 2023.

The purpose of the proposal is to annex City-owned properties located in the unincorporated area of
Mendocino County to align municipal land ownership with municipal oversight and controls under the
City’s jurisdictional authority and to reduce the City’s unincorporated tax burden. The subject parcels are
used for municipal purposes (public services, facilities, infrastructure, or uses) related to airports,
wastewater, solid waste, and open space for the conservation of natural resources and agriculture.

The proposal involves annexation of 15 City-owned properties totaling 150-acres, including 2 contiguous
areas and 2 non-contiguous areas under GOV § 56742. The parcels are located southeast and west of the
current City limits and are identified as four separate areas discussed below (refer to the maps in
Attachment 1).

Area 2
(APNs 156-240-02 and 156-240-13): undeveloped parcels at the headwaters of Gibson Creek, preserved
as open space for natural resource conservation and featuring a Remote Spawning Incubator (RSI).
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Area 3
(APNs 003-330-68, 003-330-69 and 003-330-70): parcels with airport hangers adjacent to the Ukiah
Municipal Airport.

Area 4

(APNs 184-080-36, 184-080-37, 184-090-01, 184-090-07, 184-100-04, 184-080-40, 184-100-05, and 184-
090-06): parcels adjacent to the City’s Wastewater Treatment Plant and ponds in the Plant Road area.
These parcels are used for recycled water distribution and ongoing agricultural lease agreements.

Area 5
(APNs 184-150-01 and 184-140-13): parcels adjacent to the City’s Wastewater Treatment Plant in the
Plant Road area that contain wastewater storage and ponds and solid waste disposal and transfer station.

The annexation area is uninhabited and is currently used for municipal purposes, including natural
resource conservation (Area 2), airports and aviation-related functions and uses (Area 3), wastewater
public utility facilities and uses (Areas 4 and 5), recycled water distribution and ongoing lease for
agricultural purposes under GOV § 37382 (Area 4), and solid waste disposal and transfer station (Area 5).

Application Materials

The following application submittal materials are included for further information (Attachments 1 - 7):
project location map, City Sphere of Influence (SOI) map, proposed annexation map, City resolutions of
application, Justification of Proposal application form, City Prezoning information, City Land Use Map,
various subject-parcel GIS Maps, and City Notice of Exemption (NOE).

SOl Consistency
A Sphere of Influence (SOI) boundary indicates the probable physical boundary or service area for local

government agencies under LAFCo purview. The proposed annexation area is located within the City’s SOI
boundary approved by the Commission on December 19, 2022, per Resolution No. 2022-23-06.

Noncontiguous Annexation

In order to annex territory to a city or town, the annexation area must be contiguous (share a common
boundary) to the current city limits. However, LAFCo law allows for the annexation of noncontiguous areas
to a city under the following conditions: the territory is owned by the city, located in the same county as
the city, 300-acres or less in size, and is used for municipal purposes pursuant to Government Code (GOV)
Section (§) 56742.

Further, LAFCo law allows the annexation of additional territory to the first noncontiguous annexed area
if it meets the same criteria listed above. Finally, LAFCo law also provides that when any or all of the
territory annexed to a city pursuant to GOV § 56742 is sold by the city, all of the territory that is no longer
owned by the city ceases to be part of the city and reverts back to unincorporated status.

Two of the four proposed annexation areas are noncontiguous and meet the specified criteria.

In general, the purpose of city annexation of noncontiguous territory is for property owned by a city to be
located within its own jurisdiction. This allows a city to provide city services to its own property, assert
governmental controls and enforce violations of city laws and regulations (i.e., zoning and development
standards), and receive property tax exemption status for city-owned land.

Determinations without Notice, Hearing, and Protest

LAFCo law normally requires the Commission to consider changes of organization or reorganizations at a
properly noticed public hearing. However, LAFCo law allows for Commission determinations for limited
proposals without notice, hearing, and protest proceedings pursuant to GOV § 56662(a). The following
conditions are required for such an exception: the territory is uninhabited (contains less than 12 registered
voters pursuant to GOV § 56046), an affected local agency has not submitted a written demand for notice
and hearing, and all the owners of land within the affected territory have given their written consent to
the proposal.
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The proposal does not involve any residential uses, so there are no registered voters. Therefore, the
proposed annexation area is uninhabited territory. The application was routed for agency comments and
notice for proposed determinations pursuant to GOV §56662(c) on February 26, 2021 and March 1, 2022.

The notice was sent to potentially affected agencies that overlap the annexation area, including the Ukiah
Valley Sanitation District, Willow County Water District, and Russian River Flood Control and Water
Conservation Improvement District, and no written demand for notice and hearing was received. Finally,
the proposal involves only city-owned land, therefore the resolution of application provides sufficient
written proof of 100% affected landowner consent to the proposal.

The proposal meets the specified criteria and therefore no notice, hearing, or protest proceedings (GOV
§ 57000 et seq.) are required for Commission consideration of the proposed annexation.

Property Tax Exchange Agreement
Per Revenue and Taxation Code (RTC) § 99(b), upon the filing of an application, but prior to the issuance
of a certificate of filing, the Executive Officer shall give notice of the filing to the Assessor and Auditor.

Per RTC § 99(b)(6), an application for a change of organization or reorganization will not be deemed
complete and scheduled for public hearing until proof (in the form of adopted resolutions from all
applicable negotiating parties) of a property tax exchange agreement is provided by the local agencies
whose service area or service responsibility will be altered by the proposed jurisdictional change.

On July 11, 2023, the Mendocino County Board of Supervisors adopted Resolution No. 23- 116 approving
a zero-tax share agreement for the proposed annexation application, which is substantially similar to
Resolution No. 2023-23 adopted by the Ukiah City Council on June 7, 2023 approving a zero-tax share
agreement for the proposed annexation application.

The annexation area parcels are used for governmental purposes and do not feature commercial uses or
residential improvements that would generate substantial property or sales tax revenues.

The parties agreed that there should be no change in the current apportionment of property taxes, neither
base tax nor future tax increment, in the annexation area, provided that, if the annexation becomes final
and effective, the actual assessment of property taxes in the annexation area will be zero because City-
owned property within City limits is exempt from property taxes.

Plan for Services

A plan for providing services within the affected territory is required for changes of organization or
reorganizations pursuant to GOV & 56653 and includes the following information and any additional
information required by LAFCo.

(1) An enumeration and description of the services to be extended to the affected territory.

)
(2) The level and range of those services.
(3) An indication of when those services can feasibly be extended to the affected territory.
)

(4) An indication of any improvement or upgrading of structures, roads, sewer or water facilities, or other
conditions the local agency would impose or require within the affected territory if the change of
organization or reorganization is completed.

(5) Information with respect to how those services will be financed.

A Plan for Services is not required for the proposed annexation because there will be no change in the
existing level and range of public services currently provided post-annexation.

Public Services

Four of the annexation parcels are currently developed and receive public water and sewer services from
the Willow County Water District and Ukiah Valley Sanitation District. Three parcels are developed with
airport hangars (APNs 003-330-68, 69, & 70) and one parcel is developed with the solid waste disposal

Pg 25 0f 176



and transfer station (APN 184-140-13). These parcels will continue to receive public water and sewer
services from special districts post-annexation. The transfer station also receives City recycled water.

The remainder of the annexation parcels are either undeveloped open space land or improved with
facilities and/or infrastructure to support public utility services. These properties do not receive or need
public water or sewer services. The agricultural operation areas currently receive City recycled water.

The Ukiah Valley Fire Authority will continue to serve the annexation area, and the City Police Department
and County Sheriff will continue to respond to the annexation area upon dispatch.

No new or enhanced provision of public services is required or anticipated for the proposed annexation
area because the properties are already developed, improved with public utilities, or proposed for
continued open space use. There will be no change in the existing provision of public services post-
annexation. Since no extension of services and no facility upgrades or expansions will be needed to serve
the affected territory, the proposed annexation will not affect existing capacity or service levels.

Prezoning
On December 7, 2022, the Ukiah City Council adopted Resolution No. 2022-79 approving a comprehensive

update to the City’s General Plan in conformance with State law requirements. The proposed annexation
area (City-owned properties) was identified as “annexation area A” in the City’s 2040 General Plan, one
of three areas proposed for annexation over the 20-year planning cycle. The City applied a Public (P)
General Plan land use designation to the proposed annexation area from its 2040 General Plan.

The Mendocino County Airport Land Use Commission reviewed the proposed City of Ukiah 2040 General
Plan for consistency with the Ukiah Municipal Airport Land Use Compatibility Plan (UKIALUCP) in
accordance with UKIALUCP Policy 2.2.1(b) and Public Utilities Code Section 21676, and adopted Resolution
No. 22-0006 on October 20, 2022, finding the Ukiah 2040 General Plan (and proposed annexation area)
consistent with the UKIALUCP.

On April 5, 2023, the City Prezoned the annexation area as Public Facilities (PF) per Ukiah City Code
Division 9, Article 15, Chapter 2, demonstrating that the properties will be utilized for specified utility
purposes and public benefit. The City also Prezoned five properties with an Agricultural Combining District
(-A) overlay associated with the ongoing lease for agricultural purposes. (Attachment 4)

GOV § 65859 allows the City to adopt a zoning district for land outside the City limits in anticipation of
annexation, which does not become effective unless and until the land is annexed into the City. The City
prezoning of the proposed annexation area was found to be consistent with GOV § 65859, Ukiah City Code
§ 9267, and the City’s 2040 General Plan and Ukiah Zoning Code.

Land Use

The City-owned properties currently have the following County zoning designations: Upland Residential
(UR:40), Limited Commercial (C1), Agriculture (AG), and General Industrial (12), with the following
corresponding Ukiah Valley Area Plan (UVAP) land use designations: Remote Residential, Commercial,
Agricultural, and Industrial.

The parcels currently zoned by the County as Upland Residential (UR:40) have a current land use of natural
resource conservation. The parcels currently zoned by the County as Limited Commercial (C1) have a
current land use of airport hangers. The parcels currently zoned by the County as Agriculture (AG) have
current land uses of wastewater treatment facility and agricultural operations. The parcel currently zoned
the County as General Industrial (12) has a current land use of solid waste transfer station. All the current
land uses are proposed to continue post-annexation.

Surrounding land uses are similar to the annexation area, including airport, wastewater, and solid waste
operations, and open space for the conservation of natural resources and agriculture.
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The proposed annexation area parcels have been assigned a Public land use designation in the City’s 2040
General Plan and have been consistently Prezoned with the City’s Public Facilities (PF) zoning district and
Agricultural Combining District (-A).

The City’s Public land use designation is intended to identify lands owned by public agencies and is
equivalent to the County’s Public Lands and Public Services land use classification. Typical uses within the
City’s Public designation include government buildings; libraries; water, wastewater, and drainage
facilities; transportation and utility facilities; compatible public buildings; and natural resource areas.

The City’s Public Facilities zoning district is restrictive and is intended to be applied to properties which
are used for, or are proposed to be used for, public or quasi-public purposes or for specified public utility
purposes. The Public Facilities zoning district is intended to provide business-type opportunities on large
public-serving land uses such as the airport. The following uses are listed as allowed within this zoning
district: airports and aviation-related functions and uses; public schools, civic centers and fairgrounds;
conservation and natural resource conservation areas; historical sites and monuments; parks and
recreation areas and facilities; public gardens; public utility facilities and uses (Ukiah City Code § 9170).

The City’s Agricultural Combining District is compatible with the City’s Public land use designation. The
Agricultural Combining District can be overlayed on any zoning district or portion of a district where
agriculture uses exist (Ukiah City Code § 9125). The City applied the Agricultural Combining District to five
parcels (APNs 184-090-06, 184-080-36, 184-080-37, 184-090-01, and 184-090-07) that contain agricultural
uses (leased by the City) and intended for protection of agricultural land.

Development Potential

The existing airport hangars and solid waste transfer station are urban developed land. The remainder of
the annexation area is undeveloped open space land or improved with facilities and infrastructure to
support public utility services.

The existing land uses are proposed to remain the same post-annexation. No new development, changes
in use, or expansion of existing uses are proposed or anticipated for the City-owned properties. Therefore,
the proposed annexation is not anticipated to facilitate growth, urban development, or sprawl.

According to the City-County tax share agreement, the proposed annexation area will not require an
adjustment to the City or County’s Regional Housing Needs Allocation (RHNA).

Agriculture
The proposed annexation does not involve land under a Williamson Act Contract or Farmland Security

Zone or land with a Wildlife/Habitat Easement or Agricultural Land Conservation Easement. There are
three Williamson Act Contracts in place located directly east and south of annexation areas 4 & 5, and
there are two additional contracts located slightly to the north. Annexation areas 4 & 5 are bound by
industrial uses and US Highway 101 to the west, the Russian River to the east, residential properties to
the north on Norgard Lane, and agricultural properties to the south.

Annexation area 5 is developed with the City’s newest wastewater treatment pond. The proposed
annexation would not convert farmland to non-agricultural uses in this area because farmland does not
currently exist. Therefore, this parcel is no longer suitable for the County Agriculture zoning district.

According to GOV § 56742(3)(f), the City may lease territory annexed for any of the purposes described in
GOV § 37380 to § 37396. A city may lease city land used for agricultural purposes upon which sewage or
wastewater is discharged for twenty-five years per GOV § 37382. Annexation area 4 receives treated
wastewater and contains critical stages of the recycled water distribution system which supports
municipal and agricultural uses to the north throughout the City limits.

Annexation of area 4 is considered critical to support the ongoing viability of the City’s water and
wastewater treatment services by preventing development pressure that is incompatible with public
utilities, and provides an important buffer from existing and long-term future water and wastewater
treatment infrastructure that would be illogical and inefficient to duplicate elsewhere.
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Existing agricultural uses (vineyards) in annexation area 4 are considered incidental or accessory to the
recycled water distribution system. While a year-to-year lease is in place for agricultural uses in this area,
the City proposes to continue the annual lease renewal for ongoing agricultural operations. The City’s
Agricultural Combining District also overlays this area and provides for continued agricultural operations.

r The State Farmland Mapping and Monitoring
1 Y ratmage Program has identified a portion of annexation
‘\ area 4 as Prime Farmland for the area the City
leases for agricultural purposes and an adjacent
small sliver of Farmland of Statewide
% Importance bordering the Russian River.

Prime Farmland

253 Farmland of Statewide Importance
» Grazing Land

Urban and Built-Up Land

Mendocino LAFCo Policy 9.13.3 (Conditions for Approval of Prime Ag/Open Space Land Conversion)
specifies that a heightened level of review will be applied when considering proposals which could
reasonably be expected to induce, facilitate, or lead to the conversion of prime agricultural land or open
space uses to other uses and will approve such proposals only when the Commission finds that the
proposal will lead to planned, orderly, and efficient development and/or provision of services.

The review of consistency with this policy involves consideration of the following criteria:

a) The land subject to the change of organization or reorganization is contiguous either to lands
developed with an urban use or to lands which have received all discretionary approvals for urban
development.

b) The proposed development of the subject lands is consistent with the sphere of influence plan(s) of
the affected agency or agencies.

c) The land subject to the change of organization is likely to be developed within five years. For large
development projects, annexation should be phased wherever feasible. If the Commission finds
phasing infeasible for specific reasons, it may approve annexation if all or a substantial portion of the
subject land is likely to develop within a reasonable period of time.

d) Insufficient vacant non-prime or open space land exists within the existing agency boundaries or
applicable sphere boundaries that is planned and developable for the same general type of use.

e) The proposal will have no significant adverse effect on the physical and economic integrity of other
ag/open space lands.

Normally, City annexation of Prime Farmland can reasonably be expected to induce, facilitate, or lead to
the premature conversion of agricultural land to urban use. In this case, the City intends to continue the
ongoing lease of agricultural operations in annexation area 4 to support and buffer critical public utility
infrastructure. Long-term, if the City proposes to expand water and/or wastewater facilities in the area, it
will reasonably lead to planned, orderly, and efficient development and/or provision of services because
it would be illogical and inefficient to duplicate these public service facilities elsewhere.

Further, annexation areas 4 & 5 are located within the City’s recently adopted SOl boundary. Normally
agricultural areas and/or resources are not included in city spheres in order to prevent annexation and
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premature conversion to non-agricultural uses and to minimize potential conflicts between proposed
urban development and adjacent agricultural uses.

The City of Ukiah is one of a few cities in California with an Agriculture General Plan Element, which
emphasizes the City’s long-term vision for and dedication to agricultural preservation and stewardship in
the Ukiah Valley. Annexation areas 4 & 5, in addition to other agricultural areas and resources, were
included in the City’s SOl boundary to enhance the existing level of agricultural preservation and ongoing
agriculture operations in the Ukiah Valley area.

There is no proposed change to existing land uses or public services post-annexation, therefore, there will
effectively be no change to the agricultural production properties adjacent to annexation areas 4 & 5. The
adjacent agricultural lands are in the County’s Agriculture zoning designation and are subject to County
Code § 10A.13 related to right-to-farm provisions. In addition, several of the adjacent properties are
protected with a Williamson Act Contract. The adjacent agricultural lands have been used for ongoing
agricultural operations despite the long-standing presence of adjoining public utilities and industrial uses.
Any significant adverse effects on the physical and economic integrity of adjacent agricultural lands would
likely have already occurred to date. Adjacent agricultural uses are expected to continue post-annexation.

Unincorporated Islands

LAFCo law normally requires that territory shall not be annexed to a city if, as a result, unincorporated
territory is surrounded by that city on one or more sides, and the Pacific Ocean on the remaining sides,
pursuant to GOV § 56744. However, the Commission may waive this restriction if it would be detrimental
to the orderly development of the community and the area that would be enclosed by the annexation is
located such that it cannot reasonably be annexed to another city or incorporated as a new city pursuant
to GOV § 56375(m).

Annexation area 2 involves the creation of an island of unincorporated territory involving 4-acres of
residential property in private ownership. The City has requested that the restrictions of GOV § 56744 be
waived. The purpose of the proposed annexation is to align City land ownership with City governmental
controls and reduce the City’s tax burden; the addition of privately-owned parcels is outside this scope.

No public services are currently or proposed to be provided to annexation area 2, or the private parcel
within, and this area is outside the service area of water and sewer special districts. This area is currently
zoned Upland Residential and features limited development potential due to size, slope, access, and
topography of the parcels. It would be detrimental to orderly development to include the two private
residential parcels in annexation area 2 because this City-owned property is an important watershed asset
designated for natural resource conservation, not urban development. Further, the private parcel cannot
reasonably be annexed to another city or incorporated as a new city.

Disadvantaged Unincorporated Communities
A Disadvantaged Unincorporated Community (DUC) is an unincorporated geographic area with 12 or more
registered voters and with a median household income (MHI) that is less than 80% of the State MHI.

Senate Bill 244 requires LAFCo to evaluate any DUCs, including the location and characteristics of any such
communities, when preparing a Municipal Service Review (MSR) that addresses agencies that provide
water, wastewater, or structural fire protection services. This State legislation is intended to ensure that
the needs of these communities are met when considering service extensions and/or annexations in
unincorporated areas.

The City’s recent MSR and 2040 General Plan identified two DUCs that are contiguous to the proposed
annexation area. The Ukiah SXSW DUC (586 parcels of 286-acres) is located directly south of annexation
area 3. The Norgard/Airport South DUC (36 parcels of roughly 15-acres) is located directly north of
annexation area 4. Both DUCs shown in the map below are within the existing service area of water, sewer,
and fire special districts. Annexation area 3 is less than 10-acres and therefore the Ukiah SXSW DUC is not
subject to consideration pursuant to GOV § 56375(a)(8).

Pg 29 of 176



Annexation area 4 is greater than 10-acres and
therefore the Norgard/Airport South DUC would
normally either be included in the proposed annexation
or proposed separately for annexation. However, the
purpose of the proposed annexation is to align City land
ownership with City governmental controls and reduce
the City’s tax burden, not to facilitate growth or urban
development potential. Further, adding non-City-
owned property that is used for non-municipal
purposes into the proposed annexation is contradictory
to GOV § 56742, which is the basis of authority to annex
area 4. Mendocino LAFCo Policy 9.14.3(b) provides an
exception when a DUC would not benefit by annexation
or if at least 50% of the registered voters within the
w| affected territory have indicated opposition to
annexation. Both exceptions are relevant in this case.
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Given that the Norgard/Airport South DUC is located within the service area for water, sewer, and fire
districts, which are the only public services contemplated in SB 244, this economically disadvantaged area
is not anticipated to benefit from City annexation at this time because incorporation could potentially
have an adverse economic impact on residents. In addition, given that the residential areas in this DUC
have been unincorporated for decades, it is unlikely that registered voters would support City annexation.

However, since there is currently no written evidence that a majority of the registered voters within the
Norgard/Airport South DUC are opposed to annexation pursuant to GOV § 56375(a)(8)(B)(ii), a Condition
of Approval has been included requiring the City to file a pre-application with LAFCo to explore the
feasibility of a Norgard/Airport South DUC annexation related to registered voter and landowner interest.

Factors for Consideration

There are seventeen factors to be considered by the Commission in review of a change of organization or
reorganization pursuant to GOV §56668, which are addressed in the following table. No single factor is
determinative; each factor is to be evaluated within the context of the overall proposal. Several factors
are not relevant to the change of organization proposal.

Factors for Consideration

Factor

Evaluation

(a) Population and population density; land area
and land use; assessed valuation; topography,
natural boundaries, and drainage basins; proximity
to other populated areas; the likelihood of
significant growth in the area, and in adjacent
incorporated and unincorporated areas, during the
next 10 years.

The proposal does not contain residential uses or
zoning; no population increase or growth will result.
The proposal is located in the Ukiah Valley
groundwater basin and involves annexation of 15
City-owned properties of 150-acres, located
southeast and west of the current City limits, and
currently used for municipal purposes, including
natural resource conservation, airports and
aviation-related functions and uses, wastewater
public utility facilities and uses, recycled water
distribution, ongoing lease for agricultural purposes
under GOV § 37382, and solid waste disposal and
transfer station. The property taxes in the area are
$62,966, with $41,223 going to schools (FY 2020-21
tax rolls), based on a zero-tax share agreement.
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Factors for Consideration

Factor

Evaluation

(b) Need for organized community services; the
present cost and adequacy of governmental
services and controls in the area; probable future
needs for those services and controls; probable
effect of the proposed incorporation, formation,
annexation, or exclusion and of alternative courses
of action on the cost and adequacy of services and
controls in the area and adjacent areas.

"Services," as used in this subdivision, refers to
governmental services whether or not the services
are services that would be provided by local
agencies subject to this division, and includes the
public facilities necessary to provide those services.

No new or enhanced provision of public services is
required or anticipated for the proposed
annexation area because the properties are already
developed, improved with public utilities, or
proposed for continued open space use. There will
be no change in the existing provision of public
services  post-annexation. The  City-owned
properties currently receiving public services will
continue to need those services.

There are no issues with the present cost and
adequacy of governmental services and controls in
the area. The purpose of the proposal is to align City
land ownership with City governmental controls
and reduce the City’s tax burden.

(c) The effect of the proposed action and of
alternative actions, on adjacent areas, on mutual
social and economic interests, and on the local
governmental structure of the county.

No negative effects of the proposed annexation are
anticipated for adjacent areas or mutual social and
economic interests.

The proposal will result in roughly $21,743 less in
property taxes for non-school local agencies since
the annexation area will be exempt from taxes.

(d) The conformity of both the proposal and its
anticipated effects with both the adopted
commission policies on providing planned, orderly,
efficient patterns of urban development, and the
policies and priorities set forth in Section 56377.
(Note: Section 56377 encourages preservation of
agricultural and open-space lands.)

No new development, changes in use, or expansion
of existing uses are proposed or anticipated. The
proposed annexation is not anticipated to facilitate
growth, urban development, or sprawl. The
proposal is consistent with Commission policies.
The proposal includes land identified as Prime
Farmland and Farmland of Statewide Importance.
This area has an ongoing lease for agricultural
purposes under GOV § 37382 and an Agricultural
Combining District overlays this area to provide for
continued agricultural operations. This agriculture
use supports and buffers critical public water and
wastewater utility infrastructure that would be
illogical and inefficient to duplicate elsewhere.

The proposal also includes conservation of natural
resources at the headwaters of Gibson Creek.

(e) The effect of the proposal on maintaining the
physical and economic integrity of agricultural
lands, as defined by Section 56016.

Several properties adjacent to the proposal are
protected with Williamson Act Contracts, and
adjacent agricultural activities have been in ongoing
operation despite the long-standing presence of
adjoining public utilities and industrial uses.

Any significant adverse effects on the physical and
economic integrity of adjacent agricultural lands
would likely have already occurred to date.

There is no proposed change to existing land uses
or public services post-annexation. The proposal is
not expected to impact the continued operation of
adjacent agricultural uses.

Pg310f176




Factors for Consideration

Factor

Evaluation

(f) The definiteness and certainty of the boundaries
of the territory, the nonconformance of proposed
boundaries with lines of assessment or ownership,
the creation of islands or corridors of
unincorporated territory, and other similar matters
affecting the proposed boundaries.

The proposal boundaries are definite, certain, and
fully described, follow lines of assessment, and will
not result in illogical shapes.

The proposal involves the creation of an island of
unincorporated territory involving 4-acres of
residential property in private ownership. The
island and surrounding City-owned property have
limited development potential due to size, slope,
access, and topography, and no public services are
currently or proposed to be provided to the area.

It would be detrimental to orderly development to
annex the residential island area because the
surrounding City-owned property is an important
watershed asset designated for natural resource
conservation, not urban development. Further, the
island cannot reasonably be annexed to another
city or incorporated as a new city.

(g) Aregional transportation plan adopted pursuant
to Section 65080.

Not applicable.

(h) The proposal’s consistency with city or county
general plans.

The proposal is consistent with the City of Ukiah
2040 General Plan. The City applied a Public General
Plan land use designation to the proposed
annexation area. The City Prezoned the annexation
area as Public Facilities (PF) demonstrating that the
properties will be utilized for specified utility
purposes and public benefit. The City also Prezoned
five properties with an Agricultural Combining
District associated with the ongoing lease for
agricultural purposes.

(i) The sphere of influence of any local agency that
may be applicable to the proposal being reviewed.

The proposed annexation area is within the City's
existing sphere of influence adopted in 2022.

(j) The comments of any affected local agency or
other public agency.

Comments were received in 2021 from the
Mendocino County Farm Bureau regarding
clarification on the annexation parcels, base zoning
districts and agriculture as an allowable use, the
two-year limitation on changes to Prezoning, and
the protection of adjoining agricultural uses; the
County GIS Division on map and description
corrections; and the Russian River Flood Control &
Water  Conservation Improvement  District
regarding clarification on the application form
details. The applicant worked with the agencies to
address the clarifications and corrections.

(k) The ability of the newly formed or receiving
entity to provide the services which are the subject
of the application to the area, including the
sufficiency of revenues for those services following
the proposed boundary change.

No new or enhanced provision of public services is
required or anticipated for the proposed
annexation area because the properties are already
developed, improved with public utilities, or
proposed for continued open space use. There are
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Factors for Consideration

Factor

Evaluation

no issues with the ability to serve since there will be
no change in the existing provision of public services
post-annexation.

() Timely availability of water supplies adequate for
projected needs as specified in Section 65352.5.

Not applicable.

(m) The extent to which the proposal will affect a
city or cities and the county in achieving their
respective fair shares of the regional housing needs
as determined by the appropriate council of
governments consistent with Article 10.6
(commencing with Section 65580) of Chapter 3 of
Division 1 of Title 7.

Not applicable.

(n) Any information or comments from the
landowner or landowners, voters, or residents of
the affected territory.

No public comments have been received from
landowners, voters, or residents to date.

(o) Any information relating to existing land use
designations.

The affected territory currently has the following
County land use designations: Remote Residential,
Commercial, Agricultural, and Industrial.

The existing land uses of natural resource
conservation, airport hangers, wastewater
treatment facility, agricultural operations, and solid
waste transfer station are proposed to remain the
same post-annexation.

(p) The extent to which the proposal will promote
environmental justice. As used in the law,
“environmental justice” means the fair treatment
of people of all races, cultures, and incomes with
respect to the location of public facilities and the
provision of public services.

The proposed change of organization makes no
representations or exclusions of people of any race,
culture and income with respect to location of
public facilities and public services.

(g) Information contained in a local hazard
mitigation plan, information contained in a safety
element of a general plan, and any maps that
identify land as a very high fire hazard zone
pursuant to Section 21178 or maps that identify
land determined to be in a state responsibility area
pursuant to Section 4102 of the Public Resources
Code, if it is determined that such information is
relevant to the area that is the subject of the
proposal.

Not applicable.

CEQA Compliance

The proposed annexation is exempt from the California Environmental Quality Act (CEQA) under the Class
20 exemption pursuant to Title 14 of the California Code of Regulations (14 CCR) § 15320, which provides
a categorical exemption for changes in organization of local agencies that do not change the geographical
area in which previously existing powers are exercised. The proposed annexation is a change of
organization identified in GOV § 56021. The purpose of the jurisdictional boundary change is to align City
land ownership with City governmental controls and reduce the City’s tax burden.
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The Class 20 exemption is applicable when there is no change in the existing provision of services. No new
development, changes in use, expansion of existing uses, or new or enhanced provision of public services
are proposed or anticipated post-annexation because the City-owned properties are already developed,
improved with public utilities, or proposed for continued open space use. The proposed annexation is not
anticipated to result in construction or other physical alteration of the environment because the existing
land uses and public services are proposed to remain the same. There is no evidence presented of unusual
circumstances that might cause a significant effect on the environment (Title 14 CCR § 15300.2(c)).

Refer to the LAFCo prepared Notice of Exemption (NOE) for CEQA documentation (Attachment 9).

Public Notice
A 21-day Notice for Public Hearing was not required to be published, posted, or distributed according to
GOV § 56662(a), as discussed above under the Determinations without Notice, Hearing, and Protest section.

Public Comments
No public comments have been received to date.

Attachments:
(1) Location, SOI, and Annexation Maps
(2) Resolutions of Application
(3) Justification of Proposal

(4) Prezoning Information
(5) City Land Use Map
(6) Various GIS Maps
(7)  City NOE
(8) City-County Tax Share Agreements
(9) LAFCo Notice of Exemption
0

(10) LAFCo Resolution No. 2023-24-01
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