City of Willits
Land Use Element & Sphere
of Influence Update

City Council Presentation & Discussion
May 10, 2023
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Policy Focus Areas for Council Consideration

» Facilitate Infill Development and Commercial Vitality.

» Opportunities Available through Land Use Changes within the City or
through proposed Sphere of Influence expansion areas outside the City.

» Ensuring Adequate Public Utilities, Services, and Infrastructure.

» Protect and Conserve Natural Resources and Energy, Avoid Hazards

» For each focus area we hope to:
» Describe Policy Focus Area.
» Ask Discussion Questions.
» Summarize potential policy topic areas

» Seek Council input and general guidance




Facilitate Infill Development & Commercial Vitality

» Should development regulations be modified to allow property owners
to make more efficient use of land at a scale in keeping with the existing
neighborhood?

POLICY RANGE

Retain current development
standards acknowledging that further

Modify development standards infill development by property
to allow more infill development owners, even at a scale in keeping
on parcels at a scale in keeping with the neighborhood, may be

with the existing neighborhood limited by existing standards




Facilitate Infill Development & Commercial Vitality

» Should development regulations be modified to allow property owners
to make more efficient use of land at a scale in keeping with the existing
neighborhood?

» Potential Policy Options:

» Reduce minimum standards, such as:
» Smaller minimum parcel sizes.
» Reduce “yard” or required front, side, or rear setback requirements.
» Increase maximum ground coverage limits.
» Allow taller buildings.

» Reduce minimum on-site parking requirements.



Facilitate Infill Development & Commercial Vitality

» Should the range of principally permitted uses in certain residential and
commercial zones be expanded - or new zones be created - in order to
provide flexibility to property owners and encourage new business
development and a broader range of housing types?

POLICY RANGE

Modify the range of permitted uses Retain the current range of
Citywide or on a neighborhood basis permitted uses and apply

with the objective of encouraging specific zones to specific
additional desired uses and making long- parcels to achieve
standing existing uses conforming zoning use conformity

_










Downtown Area

» Opportunities

» Consider establishing new, more
flexible zones or overlays

» Allow flexible re-use of existing or
modified commercial buildings

» Allow incremental residential growth I s
similar to existing i
» Reduce non-conformity ¢ G| = SFa =/

» |ssues
» Parking

» Potential concerns due to
incremental change to neighborhood
feel




Facilitate Infill Development & Commercial Vitality

» Should the range of principally permitted uses in certain residential and
commercial zones be expanded - or new zones be created - in order t
provide flexibility to property owners and encourage new business
development and a broader range of housing types?

» Potential Policy Options:

» Define more flexible zones in commercial districts, or zones on the fringe of
commercial districts, to allow for a broader range of commercial and residential
uses;

» Reduce or refine existing commercial zones to ensure that the range of uses such
as the is achieving its intended purpose (e.g., Administrative Office (CO) Zone);

» Add a mixed-use zone that allows commercial and residential uses;




Facilitate Infill Development & Commercial Vitality

» Should the range of principally permitted uses in certain residential and
commercial zones be expanded - or new zones be created - in order t
provide flexibility to property owners and encourage new business
development and a broader range of housing types?

» Potential Policy Options:

» Define tailored zones or combining zones for specific areas to achieve desired
outcomes (commercial vitality on Main Street or South Main Street, or to address
non-conforming commercial or residential uses); or,

» Provide greater flexibility for café, corner store, or other neighborhood shop front
uses or cottage commercial uses in residential area with limited nuisance impacts.




OPPORTUNITIES AVAILABLE THROUGH LAND USE
CHANGES WITHIN THE CITY OR THROUGH SPHERE 'OF
INFLUENCE EXPANSION AREAS OUTSIDE THE CITY

» What types of City or property owner-initiated changes within the City
boundary should be considered in order to facilitate future residential,
commercial, or other kinds of development?



Former Hospital

» Opportunities

» Vacant site and motivated
landowner

MADRONE ST;

» Various commercial, mixed-use, or
residential options

» Centrally located
» Issues

» No significant issues




Baechtel Road Residential or Mixed-
use

» Opportunities

» Various housing and commercial iy -y pia® # Y
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» Railroad Avenue extension

» Centrally located

» Issues

» Adjacent riparian

1.

» Road extension across railroad right HOLL L

of way

» Property owner interest




South Main Street Vacant Commercial

» Opportunities

» Additional housing near
commercial areas and services

» Adjacent to an SOl evaluation area
and potential shared secondary
access

» Likely adequate utility services

» Issues

» Adjacent riparian

» New SR 20 encroachment planning

» Property owner interest i = X ‘W 3 i Evergréeen :
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South Haehl Creek Area
» Opportunities

» Extension of Haehl Creek

subdivision suburban residential
development

» Adjacent to an SOl evaluation area

and potential shared secondary
access

» |Issues

» Slopes and seismic hazards

» Street, utility, infrastructure
extension

» Property owner interest
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East Hill Vacant Industrial

» Opportunities

» Potential park or recreation site or
residential area

» Vacant industrial with no apparent
residual constraints from use

» lIssues
» Limited access
» Adjacent riparian

» Property owner interest




OPPORTUNITIES AVAILABLE THROUGH LAND USE
CHANGES WITHIN THE CITY OR THROUGH SPHERE 'OF
INFLUENCE EXPANSION AREAS OUTSIDE THE CITY

» What potential City Sphere of Influence areas should be considered in
order to facilitate future residential, commercial, or other kinds of
development?





Presenter Notes
Presentation Notes
We will start with what is likely the easy stuff.  There may not need to be much discussion of these areas.  They are either planned for urban development (multi family residential) are fully or partially developed, are within mapped disadvantaged unincorporated communities, or would form a logical City boundary and should likely be included in any SOI modification
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» Opportunities

» Bring all areas served by City
wastewater into SOI

» Add developable areas with larger
vacant parcels to SOI

» |Issues

» Limited infill development potential
within existing developed areas

» Wetland and riparian areas

» Potentially significant utility
upgrades and access improvements
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West SR 20, Mill Creek Area & Cropley
Lane Industrial
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» Opportunities
» City water line along SR 20

» Flat land along SR 20 with larger
parcels
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Industrial area adjacent to City and
services

Extend low density residential into Mill
Creek area

» [ssues
» Sewer and water service extensions
» Access issues

» Steep slope

» Prime farmlands



Berryhill/Haehl Creek & Hollands Lane

» Opportunities

» Bring areas served by City water into
SOl

» Add developable areas with larger
vacant parcels to SOI

» [ssues

» Limited infill development potential
within existing developed areas

» Limited access

» Utility and infrastructure extension
» Steeper slopes

» Seismic Hazards

» Some prime farmland




Public Utilities, Services, and Infrastructure

» What criteria should be applied to identify potential Sphere of Influenc

and annexation areas?

POLICY RANGE:

Defer all annexation area entitlements until

Include more detailed programs that annexation is initiated by property owner

establish City criteria for infrastructure

and an analysis of infrastructure and

expansion and service delivery services is conducted demonstrating how

services are to be provided

——




Public Utilities, Services, and Infrastructure

» What criteria should be applied to identify potential Sphere of
Influence and annexation areas?

» Potential Policy Options:
» Sphere Areas should:

» Contain land planned by the County for development, be considered
reasonably developable, or be served by City utilities;

» Have a minimum of natural resources or hazard constraints;

» Be adjacent to the City, promote orderly development, and result in a
more logical City boundary; and,

» Be adjacent to City infrastructure and facilities with adequate capacity
or that can be feasibility expanded to provide an adequate
level of service.



Public Utilities, Services, and Infrastructure

» What criteria should be applied to identify potential Sphere of
Influence and annexation areas?

» Potential Policy Options:

» Annexations should:

» Be initiated based on the supply of land for residential, commercial, industrial,
and public facility uses within the City;

» Contribute to the City’s fiscal stability;
» Result in the efficient use of City services and utilities;
» Connect to or extend the City’s mobility network; and,

» Protect agricultural land and open space areas.




Natural Resources

» What programs are needed to ensure that annexations and new
development proposals are streamlined and that important natural
resources are protected, and energy is conserved?

POLICY RANGE:

Include more detailed programs to
demonstrate that natural resources
protected through ministerial and

discretionary project review

Defer all annexation area
entitlements until annexation
IS Initiated by property owners




Natural Resources

» What programs are needed to ensure that annexations and new
development proposals are streamlined and that important natural
resources are protected, and energy is conserved?

» Potential Policy Options:

» In order to protect natural creeks and streams, prohibit development within a
buffer area on either side of the stream.

» Establish a combining zone for stream and riparian areas to be applied to parcels
adjacent to streams that specifies protective criteria.

» ldentify wetlands through project review.




Natural Resources

» What programs are needed to ensure that annexations and new
development proposals are streamlined and that important natural
resources are protected, and energy is conserved?

» Potential Policy Options:

» Require onsite protection or through relocation and replacement of wetlands
coupled with appropriate mitigations, as appropriate, to ensure no net loss of
wetlands.

» Integrate important tree protections from the urban forest management plan
into Land Use Element and Zoning Regulations.

» Establish an oak tree and oak woodland retention and protection program for
new development that emphasizes the avoidance or minimization of oak
tree and oak woodlands removal.




Next Steps

Draft Plan /

- . Visioning & : :
Existing Conditions . : Environmental Adoption
Policy Options Analysis
Fall 2022 thru . Summer thru Fall thru
. Spring 2023 :
Spring 2023 Fall 2023 Winter 2023

« Land Use
Element &
Zoning
Amendments

Planning Area
|dentification

Community « Draft Land Use
Survey Element

Initial Sphere of
Influence
Options

Community Draft Program
Open House Environmental
Impact Report

Sphere of
Influence
Application to
Mendocino
LAFCo

Land Use

Alternatives & Public Hearings

Policy Options on Draft Land
Use Element

Existing
Conditions
Evaluation
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