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1.1 Purpose
The Land Use Element establishes land use categories that guide development 
and future growth of the City. The element prescribes the density and intensity 
of development. Density refers to the amount of people within a given area. 
Typically, General Plans utilize a person per acre measure for density. Intensity 
is the amount of building allowed per a given area. Again, General Plans typically 
use an area coverage (%) or unit per acre measurement.

The City of Mt. Shasta is a rural town surrounded by expansive natural 
areas. As the City attracts more residents and visitors, land use policies 
should favor denser and more intense development to prevent suburban 
sprawl, encroachment on natural resources, and effectively utilize existing 
infrastructure. Special focus is given to natural landscape which exists within 
and around the City to ensure future planning does not negatively impact 
these areas.
Mixed use, shared public spaces, and recreation areas are promoted through 
performance and design-focused land use policies and programs to move 
the City toward the 2045 vision. Walkability, universal design, and flexible 
development guidelines help ensure equitable development to accommodate 
all types of visitors and residents.    

Urban design has been included in the Land Use Element due to public focus 
on architectural expression of development rather than the explicit use of a 
building. Natural materials, integration of the natural environment, and focus 
on biophilic design are the major features without a specific design aesthetic 
or theme. 

*Note for readers: “Mt. Shasta” 
refers to the City of Mt. Shasta 
while “Mount Shasta” refers
to the volcano itself.

The goals, policies, and programs expressed throughout this plan 
coordinate with the City's vision expressed in the Introduction. 
The guiding principles that are met by each goal are expressed 
as icons.
 
Goals - are broad expressions of community values and 
direction. Goals are not specific actions but express a desired 
end. 

Policies - are specific statements that guide decision-making 
and help implement goals and the plan vision. 

Programs - are actions, procedures, implementation 
measures, or techniques that carries out policies.
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1.2 Regional Planning Context
The City of Mt. Shasta must work with a variety of federal, state, and regional 
agencies to ensure sustainable development. The City is surrounded by the 
Shasta-Trinity National Forest, which is managed by the National Forest 
Service (NSF).  The Shasta-Trinity National Forest is outside of the City’s direct 
management, but policies and projects within the forest do impact City safety, 
economy, and natural resource management. Involvement in plan development 
and review is essential to ensure continued cooperation between the City and 
NSF.

The City must work closely with Siskiyou County to ensure regional 
development is cohesive, effectively uses infrastructure, and prevents 
unmanaged development around the City Limits. The City is not part of a 
metropolitan planning organization; therefore, it relies heavily on the California 
Department of Transportation (Caltrans), the state transportation authority, 
and Siskiyou County for regional transportation planning . There has previously 
been little cooperation and collaboration between agencies, which has resulted 
in increased regional development outside of City Limits and services. 

The Siskiyou County General Plan has not been comprehensively updated 
since 1980.1The Land Use Element and Land Use Designations have not been 
updated since that time, but there have been minor updates to the County’s 
General Plan Housing Element and zoning ordinance to meet state mandates.2 
To ensure cohesive development in the Sphere of Influence, the 2045 General 
Plan assigns land use designations to Sphere of Influence lands. The land use 
designations will be forwarded to Siskiyou County for adoption consideration. 

The purpose of a Sphere of Influence is twofold: to ensure that urban 
development takes place in an orderly manner, and to allow for the land 
use and development policies of a city to be recognized in areas that will 
eventually be part of the city. The 2045 General Plan establishes policies for 
the Sphere of Influence which ensure that development requiring annexation 
can be adequately served by infrastructure and that the costs associated with 
annexations are allocated fairly.

Goal LU-1 Create and maintain positive working relationships 
with Federal, State, County, Non-profit, and Local agencies which 
further the City's vision and goals

Policy LU-1.1 The City will actively include input from outside agencies in City 
discussions.

Program LU-1.1.1 The City will create and maintain a list of contacts 
for outside agencies with agencies area of interest

Program LU-1.1.2 The City will update and implement noticing 
regulations and policies to encourage public and outside agency participation 
in City discussions  

Guiding Principles
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Policy LU-1.2 The City will participate in Federal, State, County, and Non-
profit planning efforts within the City's Planning Area 

Policy LU-1.3 The City may advocate for Federal, State, County, and Non-
profit projects in the Planning area that align with the City's vision and goals

Policy LU-1.4 The City may commit funding and staffing resources to outside 
agencies to promote projects that align with the City's visions and goals

1.3 Historic Land Pattern
The first land pattern for the Mt. Shasta region was created by indigenous 
tribes. The City is located in one of the most culturally complex regions in 
California, encompassing a varied and rich Native American cultural heritage. 
The five main groups – Shasta, Wintu, Modoc, Klamath, Okwanuchu, and 
Karuk, settled in the region due to the large amount of natural resources,3 
specifically water, and spiritual attraction of Mount Shasta. Indigenous tribes 
relied primarily upon movable shelters in the warmer months and permanent 
shelters in the winters. The indigenous settlements had little to no impact on 
the surrounding area. Human settlement did not begin to significantly change 
the landscape until the appearance of white settlers in the early 1800’s. 

White settlers began migrating to the region for the same natural resources 
as the indigenous tribes and further expanded due to the discovery of gold 
in 1851. Although the region is not known for gold deposits, supporting 
industries like timber, hunting, and agriculture spurred development of the 
wetland areas where the City sits today. Much of the City began with a small 
downtown area and surrounding farmland. This small settlement expanded to 
serve stagecoach travelers to and from Oregon and to the region for tourism.

The largest growth in the City’s history can be attributed to the Central 
Pacific Railroad (now Union Pacific) and expansion of the lumber industry. In 
1886, the railroad brought with it an influx of migrants and industries. The fish 
hatchery, bars, restaurants, and hotels developed on the main drag of the City 
(Mt. Shasta Boulevard). 

Histroic downtown Mt. Shasta (Source: Mt. Shasta 
Herald, 2016)
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The collapse of the lumber industry in the 1990's saw the main employers of 
the City shift to the Mercy Medical Hospital and the tourism industry.4 The 
tourism industry began with health-based trips to local springs and has evolved 
to include spiritual tourists, outdoor enthusiasts, and nature lovers.5 Tourism 
has led to development focusing around Interstate 5 and development of 
outer areas for recreation. 

1. 4 Land Use Map and Designations
The land use designations translate the elements of the City into a detailed 
map that presents the community’s vision for future land use development and 
conservation on public and private land in Mt. Shasta through the year 2045. 
LU-1 through LU-5 illustrate the desired land uses for properties within City 
Limits and the Sphere of Influence. The county properties in the Sphere of 
Influence are included as a communication tool for County-City interactions 
and as projected land uses if those County properties are annexed into City 
Limits. The desired land uses and densities are aspirational for the next 25 
years. Residential densities are expressed in terms of dwelling units per acre. 
Population densities per acre are not absolute limits.

Building intensity for uses are expressed in terms of lot coverage, which is the 
percentage of a lot covered by development (excluding areas designated for 
parking, landscaping, etc.). Lot coverage does not regulate building placement 
or form, only the spatial relationship between building size and lot size; it 
represents an expectation of the overall intensity of future development.

The maximums assigned to the land use designations below do not constitute 
entitlements, nor are property owners or developers guaranteed that an 
individual project, when tested against the General Plan’s policies, will be able 
or permitted to achieve these maximums. Lot characteristics, design standards 
in the municipal code, and state regulations will impact the final design of a 
proposed development in addition to this plan.  

Environmental & Open Space Management
Natural resources and the environment are the most important aspects of 
the City due to the economic, social, and health benefits experienced by the 
visitors and residents. Preservation, smart management, and restoration of 
natural areas are important to the City’s long-term climate resiliency, economic 
well-being, and social identity. Open Space has been divided into specific Land 
Use designations that highlight the variety of uses within Open Spaces and 
their specific management and development needs. Any mention of residential 
uses within Environmental and Open Space Management shall be at a density 
range from 0 to 1 dwelling unit per 2.5 acres to a maximum of 6 units per acre 
with a maximum lot coverage of 20%.
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Resource Land 
Resource Lands (RL) are natural areas that provide timber, foraging, carbon 
sequestration, ecological services, recreation opportunities, and scenic 
character that supports the economy and social life of the City. Ecological 
services are benefits provided to people by the natural environment. Examples 
of ecological services are wetlands that slow flooding events and clean surface 
waters. 

The purpose of RL is to preserve natural areas for economic, cultural, and 
recreational uses. RL should be used for resource management such as timber 
operations and mineral extraction, low impact recreation, water resource 
management, and education activities. Special uses within RL are lodging with 
limited services such as camping areas and residential. 

Agricultural Working Land 
Siskiyou County is known for its pride in agriculture, specifically ranching. 
Although the City of Mt. Shasta does not have an agriculture focus, the 
Planning Area includes a number of small farms and ranches. Local agriculture 
preservation and restoration is important to the City and the State of California. 
The State of California specifically requires General Plans to designate areas for 
agriculture (Gov. Code § 65302(a)). Additional agricultural goals, policies, and 
programs are presented in the Open Space Element of this Plan.

The purpose of the Agricultural Working Land (AWL) land use designation is 
to ensure preservation of existing agricultural land surrounding the City and 
promote development that does not impede or replace local agriculture. AWL 
allows for agriculture of all types and low density residential to ensure proper 
maintenance and security of AWL. AWL does not allow for intensive indoor 
agricultural operations which are considered a form of commercial/industrial 
use in this plan. Intensive or contained animal feeding operations, also known as 
CAFOs, are special uses in the AWL due to increased environmental pressures 
and impact on surface waters. 

Recreational Open Space
Recreational Open Space (ROS) is the most developed of all open space 
land use designations. The purpose of ROS is to provide space and places for 
recreation, play, and connection to the outdoors in a more controlled way than 
in undeveloped natural areas. ROS may also be areas which have been restored 
to imitate the visual and ecological characteristics of natural landscapes. Open 
space amenities must be retained in these areas. Highly maintained vegetation, 
sports fields, camping areas, and structures which support park operations are 
allowed in ROS. Special uses within the ROS would include indoor recreation 
facilities, commercial food operations, and Special Event sites. Special Event sites 
are areas or buildings specifically constructed or managed to accommodate 
large groups and special events like festivals, sporting events, and concerts. 
Residential uses are not allowed within ROS. 

Guiding Principles
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Above: Recreation opportunity at Shastic Park which is more managed than resource lands 
and fits the Recreational Open Space designation.

Bottom Left: Low-impact trail in Resouce Land that is minimally managed for safety purposes.

Bottom Right: Sisson Meadow is a low-impact recreation opportunity in central Mt. Shasta 
that is managed specifically for recreation and outdoor education. This type of outdoor area 
would fit into the Recreational Open Space designation.

(Source: City of Mt. Shasta Planning Department, 2019 & Emma Ferchaud, 2021)
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Residential Development
Residential development focuses mainly on housing types and complimentary 
uses like open space, social areas, and house-scale commercial uses that 
support daily life. House-scale buildings fit seamlessly into existing residential 
neighborhoods and support walkability, locally-serving retail, and public 
transportation options.

The 2045 General Plan promotes a variety of housing types to meet the 
changes in demographics, interests, and promotion of walkability.  Subdivision 
development in each of the residential land use designations should prioritize 
a mixture of housing types prescribed in each area to support diverse 
neighborhoods. 

Guiding Principles
Central Residential 
Central Residential (CR) is characterized by smaller, denser lots utilizing no 
less than 75% of the lot to create mixed use neighborhoods with commercial, 
social gathering, and residential spaces. CR areas focus on proximity and 
connections between neighbors. Open space in the central residential land 
use are structured with playgrounds, community gardens, and social gathering 
spaces like open plazas. 

CR is the highest density of the residential land use designations with densities 
between 16 and 25 units per acre with an average 35 people per acre. Housing 
types include live-work spaces, multiplex with 5 units or more, stacked triplexes, 
townhouses, cottage cluster or court housing, and courtyard buildings. The 
designation uses height rather than spreading out to achieve the unit density. 

Permitted commercial uses within CR include those listed in Neighborhood 
Commercial. Special commercial uses are those listed in Active Commercial 
Center. Commercial uses may not exceed more than 30% of gross floor space 
of any structure in CR. 

Housing-Scale
Housing-scale is a design term that means designing a structure with similar 
size, height, and shape of surrouding homes. By requiring new structures 
to be housing-scale, there would be minimal impact to surrounding 
neighborhood charater and aesthetics. 

For example, if an existing neighborhood has buildings ranging in height 
between 12 feet to 28 feet (one- and two-story buildings) a new structure 
would be required to buildign within that range. The new strucutre 
would also be encouraged to use simila rmaterials and color pallettes as 
surrounding buildings.
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Central Residential Housing Types
The following are examples of the type of housing promoted in the Central Residential 
designation. This is not a restrictive list and could include other housing types meeting the 
purpose and density of the designation. (Source: Sightline Institute Modest Middle Homes 
Library, 2019)

Apartment/Multi-plex (6 units)
Alleyway parking in back of lot. 
Garbage enclosure pictured in 
front of apartments.

Triplex with alleyway parking

Cottage Cluster and 
Townhomes on the 
right with central 
court yard. Parking 
area is around the 
development.       
(12 units)
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Village Residential 
Village Residential (VR) is the residential interface between areas designated Central 
Residential and Sub-Urban Residential. VR is designed to create connections 
between neighbors and pedestrian orientation of a neighborhood. Housing types 
include single-family homes on small lots, accessory dwelling units, cottage cluster 
or court housing, side-by-side and stacked duplexes, triplexes, stacked four-plex, 
courtyard buildings, townhouses, and small apartment buildings with 6 or fewer 
units. The maximum lot coverage in VR would be 75% to allow for outdoor space 
for multi-units and a yard for single-family homes. VR density is a maximum of 14 
units per acre. Population density for VR ranges from 3 to 36 people per acre. 

Permitted commercial uses within the VR may consist of home-based businesses, 
childcare facilities, public facilities such as community centers and governmental 
buildings, safety facilities, supportive housing, and assisted living facilities. Medical 
offices, schools, churches, and food service business such as bakeries, restaurants, 
and coffee shops are considered special uses. 

Guiding Principles

Village Residential Housing Types
The following are examples of the type of housing promoted in the Village Residential 
designation. This is not a restrictive list and could include other housing types meeting the 
purpose and density of the designation. (Source: Sightline Institute Modest Middle Homes 
Library, 2019 & Emma Ferchaud, 2021)

Stacked Triplex with onsite 
parking dispersed on the 
lot.

Quad / Four-plex with 
parking in the back of the 
lot. 
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Sub-Urban Residential 
Sub-Urban Residential (SR) is an interface designation between village and rural 
residential. The purpose of SR is to provide housing opportunities on larger lots 
with access to City services while living far from commercial areas. Residential uses 
within SR are single-family detached homes, duplexes, accessory dwelling units, 
and small-scale cottage cluster of no more than 4 units. The maximum density in 
SR is 8 units per acre. The population density range for SR is 3 to 34 people per 
acre. 

Commercial uses within SR are limited to home-based businesses, childcare facilities, 
supportive housing, and assisted living facilities. Special commercial uses within SR 
are schools, churches, agriculture uses no more than 1 acre, and food services 
businesses that are located on main streets and built to scale with surrounding 
residences. 

Sub-Urban Residential Housing Types
The following are examples of the type of housing promoted in the Village Residential 
designation. This is not a restrictive list and could include other housing types meeting the 
purpose and density of the designation. (Source: Sightline Institute Modest Middle Homes 
Library, 2019 & Emma Ferchaud, 2021)

Accessory Dwelling Unit 
seen from the alleyway. 
Parking provided under 
the second sotry porch.

Side-by-Side Duplex with 
covered and uncovered 
parking onsite.

Detached Single-family
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Rural Residential 
Rural Residential (RR) is the lowest density of all zoning destinations outside of 
open space land uses. The purpose of RR land use designation is to provide low 
density housing opportunities in the outer portions of the City to buffer between 
the City’s development and open spaces. RR areas are typically not served by City 
water or wastewater services. The maximum density is 2.5 acres per unit and 
population density average of 3 people per acre. Special uses within RR designation 
include public and private event spaces, lodging, schools, and churches that are 
located on main streets. 

Economic Land Use Management
Mt. Shasta like many small cities consists of a downtown center and outlying 
employment areas. The downtown center is the heart of the City’s activities and 
business offering the greatest opportunity for social connection between residents 
and economic opportunities for business. The outlying employment areas consist 
of employment opportunities that do not rely on the frequency of visitors and 
promote the creation of goods and services which leave the local economic market. 

Neighborhood Center
Neighborhood Center (NC) consists of social, commercial, and residential uses that 
primarily serve the residents of the City. The NC land use designation uses density 
to encourage neighborhood interaction, walkability, and commercial uses associated 
with residential life. A combination of residential, grocery stores, restaurants, civic 
buildings, social uses (churches, schools, community centers, etc.), medical spaces, 
recreational open spaces, hobby shops, office spaces, childcare facilities, and 
workshops are all permitted uses within the NC land use designation. Residential 
uses within the NC designation should not supersede the commercial nature of the 
designation. Residential units shall not be on the ground floor of buildings unless 
they are compliant with Title 24 Accessibility requirements and displace no more 
than 20% of the ground floor space. Neighborhood Center building intensity is 
a 60% minimum lot coverage. Residential unit density for NC is a maximum of 
16 units per acre and a population density minimum of 25 people per acre for 
commercial projects with a residential component.

Workshops in the NC land use designation should be focused on education and 
product production for the local area. Workshops can include pottery, metal 
working, glass making, brewing, distilling, and wine making. Workshops that 
use hazardous materials are considered a special use. Auto-body shops are not 
considered workshops and not permitted within NC. 

Guiding Principles
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Active Commercial Center 
The Active Commercial Center (ACC) focuses on visitor serving and active 
commercial uses. Active retail are uses that rely solely on customer traffic and 
provide services and products. Examples of active uses are retail shops, special event 
spaces, restaurants, bars, lodging, salons, and workshops. The ACC designation 
focuses on uses that provide services and products that are shipped outside of the 
City or provide products shipped into the area. Special uses within ACC include 
medical clinics, schools, churches, fast food, and daycares. Residential uses shall not 
be on the ground floor unless they apply Title 24 Accessibility requirements and 
displace no more than 10% of the ground floor space. Residential uses may not 
take up more than 40% of the gross floor area of a structure and not exceed a 
density of 25 units per acre. Building intensity of the ACC is an 85% minimum lot 
coverage. Population density minimum for the designation is 35 people per acre for 
commercial projects with a residential component.

Commercial and Industrial Base 
The Commercial and Industrial Base (CIB) land use designation consists of uses which 
create permanent employment opportunities and focus on creating products and 
services that will be distributed outside of City limits. Auto-body shops, workshops 
using hazardous materials, indoor agriculture, car sales lots, manufacturing, and 
distribution facilities are all permitted uses within CIB. 

Special uses include large special event spaces, temporary and permanent resource 
extraction, lodging, hospitals and medical clinics, a single residential unit for housing 
onsite security paired with a permitted or specially permitted CIB use, and live-work 
studios. Live-work studios include a residential use paired with a workshop space. 
Residential density shall be a maximum of 8 units per acre. The building intensity for 
CIB is a maximum lot coverage of 80%. Population density maximum is 20 people 
per acre for commercial or industrial projects with a live-work component. 

Highway Commercial
Highway Commercial (HC) includes uses focused on highway services. Fast food 
restaurants, auto-body shops and automobile sales, transit stations, transit-oriented 
development, lodging, park-in-ride lots, lodging, and rest stops are all allowed uses 
within HC. Special uses within HC include Commercial and Industrial Base uses, 
residential, and social uses (community centers, daycares, schools, churches, special 
event spaces). The maximum residential density for HC is 14 units per acre. Building 
intensity for HC is minimum 50% lot coverage. 

Guiding Principles
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MAP LU-1 Land Use Designations: 
City Limits 
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MAP LU-3 Land Use Designations: 
Sphere of Influence West
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MAP LU-4 Land Use Designations: 
Sphere of Influence East
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Planned Development
Planned Development (PD) are special geographic areas that have Specific Plans 
prepared to allow a variety of use and specific design standards that differ from 
other City regulations. PD land use designations does not assign a specific use for an 
areas but includes a variety of uses that are outlined in a Specific Plan for the area. 
A Specific Plan breaks down a large geographic area into smaller sub-zoning areas 
with unique uses and design standards. This allows for large parcels to be subdivided 
or developed at a later date and used in a variety of ways. There are two main PD 
areas within City Limits: Roseburg Commerce Park and North of Springhill.

Roseburg Commerce Park
The Roseburg Commerce park was annexed into the City of Mt. Shasta in 2001. 
The City subsequently adopted a Specific Plan to guide the development of 125 
acres of City-owned and privately held properties. The purpose of the plan was 
to develop the property into parks, visitor serving uses, and a small portion as 
light industrial. The Roseburg Commerce Park has not been developed in the past 
twenty years due to a lack of infrastructure, development interest, and city funds.

North of Springhill
Springhill is a natural feature within the City that separates a 1986 annexation with 
the greater part of the City. The annexation included large pieces of land with no 
development an the Springhill Quarry. Springhill Quarry is a surface mine managed 
under the Surface Mine Area Reclamation Act (SMARA). The properties north of 
springhill have limited services, expansive views, and high development potential. A 
Specific Plan for the area was recommended in the 2007 General Plan but never 
completed. 

Future Uses
The City held a public workshop March 2021 which was attended by the City 
Council, Planning Commission, and 79 other members of the public. The workshop 
included a presentation on the characteristics of the areas, current plans, and 
engagement questions and desired future uses.

The Roseburg Commerce Park was the area with the highest interest for development 
from attendees. Focus areas of interest were to maintain the current visitor serving 
uses, include more programming for culture and the arts, and outdoor recreation 
amenities. Residential mixed use and residences focusing on senior living and veterans 
housing were the primary interests of the attendees. Proposed uses for the updated 
Specific Plan may include a performing arts center, hotel and conference center, and 
mixed use residential uses to promote community interests. The updated Specific 
may also remove some of the industrial uses on the site which includes water 
bottling plants. 

The Orchard property is a city-owned property located in the County adjacent 
to the Roseburg Commerce Park. Development interest around the property has 
included live-work housing, industrial solar farming, and outdoor recreation space 
similar to the Roseburg Commerce Park. Due to the proximity to the Roseburg 
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Commerce Park and mixed use interest, the Orchard Property would be best 
served by including it in the Roseburg Commerce Park Specific Plan update. 

The properties North of Springhill were of less interest to the attendees in terms 
of development priority but inspired a number of proposed future uses. Similar to 
the Roseburg Commerce Park, attendees favored outdoor recreation uses, spiritual 
tourism options, residential uses, and worker focused housing. Attendees were not 
in favor of industrial and highway focused uses such as truck stops and gas stations. 
Proposed uses for this area may include residential, outdoor recreation, and visitor 
servicing uses. Dark Sky regulations were listed as favorable design elements for the 
area.

Goal LU-2 Create a compact community that encourages walkability, 
mixed uses, and opportunity for social gathering

Policy LU-2.1 The City will prioritize non-auto-centric development patterns 

Program LU-2.2.1 Update City zoning and development standards to 
incentivize good pedestrian, bicycling, and transit facilities

Policy LU-2.2 The City will promote mixed-use development

Program LU-2.2.1 The City will create and maintain density bonus program 
to encourage dense, mixed use development

Program LU-2.2.2. Develop zoning regulations that allow mixed-use 
development by-right

Goal LU-3 Prevent the spread of development into surrounding 
natural areas

Policy LU-3.1 The City will plan for high value natural areas to be preserved

Program LU-3.1.1 Develop and implement property buy-out program to 
reclaim natural areas such as wetlands, timber stands, and alpine meadows.

Program LU-3.1.2 Develop a development transfer program to prevent 
development of natural areas.

Policy LU-3.2 The City will prioritize higher-density development on infill or 
redevelopment sites near active and neighborhood commercial areas.

Program LU-3.2.1 Create zoning and development tools to increase density 
in existing single-family neighborhoods

Program LU-3.2.2 Create infill development incentives

Program LU-3.2.3 Identify and prioritize infill and redevelopment sites
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Program LU-3.2.4 Create incentives to reuse existing buildings

Policy LU-3.3 The City may oppose industrial and large-scale commercial development 
in surrounding County lands that are more than 2 miles from City Limits.

Goal LU-4 Support sustainable agricultural and timber practices

Policy LU-4.1 The City will preserve prime farmland soils and local food production

Program LU-4.1.1 Develop development transfer and density bonus 
programs to prevent the conversion of prime farmland to residential, industrial, 
or commercial development

Policy LU-4.2 The City will promote and advocate for sustainable forestry operations

1.5 Public Health
Public health focuses on the physical and mental well-being of residents. The 
wellbeing of our residents is integral to the City’s ability to thrive and maintain 
resilience. The wellbeing of an individual is highly linked to the physical and social 
environment that is shaped and maintained by the City.6 Factors such as automobile 
usage, climate change, inactive lifestyles, and natural disasters can significantly impact 
a community’s health outcomes and lower life expectancy.7 

Urban design, built environment, and land use have a higher impact on public 
health than other planning areas. These three areas impact the location of essential 
services, transportation access, and physical space design. The communities that can 
support residential wellbeing and health focus on four areas when planning places: 
green, active, pro-social, and safe.

Green places positively contribute to the feeling of wellbeing and connection with 
nature.8 Green places do not have to be park areas to contribute positively to public 
health. The integration of greenery to urban spaces and streets can have the same 
impact as a resident visiting a park. A green space should be within ¼ mile of every 
residence in the City. These green, open spaces should be accessible to all types 
of residents and offer a number of features to allow for relaxation, connection to 
nature, and activities. 

Active places provide opportunity for positive, regular physical activity for a variety of 
residents. Accessibility to these areas are of high importance. The Mt. Shasta region 
is full of active spaces due to the proximity to mountainous, hilly, and forested lands. 
But these areas are lacking in the City Limits and not maintained for accessibility 
for those with limited mobility and varying mental abilities. Active places that offer 
opportunities for physical exercise and social interaction for a variety of residents 
will increase personal wellbeing and community health.

The connection between residents socially is a priority for the 2045 General Plan. 
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Pro-social places offer amenities and spaces that allow for individuals to meet with 
each other and accommodate groups of people. These places should be formal and 
informal places. Formal social places include event spaces, community gardens and 
centers, and areas planned with group interactions in mind. Informal social places 
are areas that are part of other uses like outdoor restaurant seating areas that allow 
for connections throughout the day. Green, active, and pro-social spaces can all be 
part of the same place but should be prioritized when planning future developments.

Finally, safe places are areas that create a sense of safety and security to ensure 
mental and physical well-being. Street lighting, distinct landmarks and wayfinding, 
and people-focused design for residential, commercial, and industry traffic routes 
are important to the City’s ability to maintain safe places. A safe environment 
improves accessibility and minimizes natural disaster dangers. 

Goal LU-5 Ensure all residents have access to green, active, pro-social, 
and safe places

Policy LU-5.1 The City will advocate for public health programming throughout the 
City

Program LU-5.1.1. Create public health awareness programs on benefits of 
healthy lifestyle choices

Program LU-5.1.2 Create and maintain a map of public facilities which 
promote healthy lifestyle choices

Program LU-5.1.3 Require all new public facilities to include public health 
features

Program LU-5.1.4 Promote public health education and programs in City 
public spaces

Program LU-5.1.5 Conduct a public health assessment for the City every 5 
years.

Program LU-5.1.6 Conduct periodic Night Walks to assess nighttime safety

Goal LU-6 Encourage healthy lifestyle choices for City Employees, 
volunteers, and representatives

Policy LU-6.1 The City ensure a healthy working environment for City employees 
and volunteers

Program LU-6.1.1 The City will promote healthy lifestyle choices for City 
Employees

Policy LU-6.2 Encourage City employees, volunteers, and representatives to 
participate in City-wide public health campaigns
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1.6 Annexation
Annexation is the process of one jurisdiction absorbing land from another adjacent 
jurisdiction. Annexation may occur when there is need of services in surrounding 
areas or strong development interest in land outside City Limits. The process of 
annexing a property or series of properties can be a long and costly process for 
cities and should only be approached when there is a clear need. 

Siskiyou County Local Area formation Commission (LAFCo) is an independent 
government body charged with evaluating annexations and city service provisions. 
LAFCo controls the City's Sphere of Influence and ensures annexations provide 
adequate services and cost sharing agreements between the County and City. The 
City's Sphere of Influence has not been changed since 2011.9

Historically, the City has annexed land for the purpose of economic development 
but has not developed either of the last two large annexation projects: Roseburg 
Commerce Park and Springhill. Smaller annexations initiated by private landowners 
have occurred in the Quail Hill area. These smaller annexations occurred to provide 
City services to residential properties. The City does provide some services outside 
the City Limits, mainly municipal wastewater to the Siskiyou Highlands area and 
water service to adjacent properties.

The City of Mt. Shasta’s critical water and wastewater infrastructure is all located 
outside City Limits. The Quail Hill area and Eastern McCloud Avenue host the City’s 
water wells and emergency treatment systems. The City’s Wastewater Treatment 
Plant is located south of the Siskiyou Highlands in Siskiyou County. The location of 
these critical facilities is due to the location of natural springs and natural topography 
of the region. The City relies solely on a gravity fed system that needs the downhill 
flow of water and wastewater. These facilities should be prioritized for annexation 
in the next 25 years to ensure continued access and control.

The City of Mt. Shasta has only relied on the purpose for annexation rather than a 
clear set of criteria to prioritize areas. The criteria for annexation include proximity 
of critical services, preservation of unique natural features, percent developed area, 
age of development infrastructure, and potential development type. Proximity to 
critical services is the first and highest weighted criteria for annexation. Annexation 
of County to City land should be done prior to offering City services like water, 
wastewater, and safety. This incentivizes developments to connect to City services 
rather than utilize more rural techniques like septic systems, ultimately putting less 
strain on County infrastructure and developing in a sustainable way. Areas that are 
already serviced by the City are prioritized higher than areas with no City Services 
and that far away from City infrastructure. 

The City of Mt. Shasta relies heavily upon the surrounding natural environment for 
recreation opportunities, public heath, and City character. The City should prioritize 
annexing natural features that are at risk of degradation due to unestablished access, 
ineffective transportation infrastructure, and increasing pressure from tourism. The 
annexation of these spaces would allow the City to establish the areas as open 



25

Mt. Shasta General Plan 2045
Land Use

space or low-intensity development to ensure continued enjoyment of these areas. 
High priority areas would be those with established recreation features or areas that 
are attractive to visitors but environmentally degraded. Low priority areas would be 
those managed by a special district or federal agency. 

The City of Mt. Shasta has seen significant development in the surrounding County 
lands. The City should prioritize areas with high development percentages to move 
the developments over to City services, especially with residential units on septic 
systems. Discussed further in the Water Resource Element, septic systems that 
are over capacity and that have exceeded their lifespans are a critical concern for 
drinking water quality. Older developments on septic systems should be prioritized 
for annexation and City wastewater services. Additionally, areas with commercial 
and industrial pressure should be considered higher priority due to the potential 
impact on infrastructure. Low priority areas are those that are undeveloped with 
little development pressure. 

Goal LU-7 Annex surrounding properties into the City when appropriate

Policy LU-7.1 The City will require annexation of properties that receive City services 
within 2 years of receiving service

Policy LU-7.2 The City may initiate annexation of County properties when County 
infrastructure fails and poses a threat to City infrastructure and environmental health, 
properties already receive City services, and properties that are already developed.

Policy LU-7.3 The City will prioritize annexation of City critical water and wastewater 
infrastructure within the next 10 years.

Program LU-7.3.1 Include annexation discussion and prioritization in City 
Water and Wastewater Master plans

Policy LU-7.4 The City will advocate for annexation when there is a proposal for 
commercial and/or industrial development within 2 miles of the City Limits.
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1.7 Urban Design
The City of Mt. Shasta utilizes an architectural review to ensure development within 
the City meets the community’s design preferences. Design has become a more 
important development factor to the community; therefore, more focus was given 
to urban design than in previous General Plans. The result of public engagement 
and cataloging existing conditions has resulted in a natural, walkable, and biophilic 
inspired urban design direction. Biophilic design is the integration and use of nature 
throughout various design disciplines. Biophilic design stresses the use of the 
surrounding area for the context of a given development’s design and favors the use 
of natural materials. The overall urban design direction should be broad enough for 
creativity and freedom of design while keeping with the City’s goal to develop in a 
way that complements the surrounding natural features. 

Residential Form
The residential land use form focuses on allowing outdoor experiences for 
residents, fostering interaction between neighbors, and removing monotonous 
building architecture. The use of balconies, courtyards, porches, porticos, and other 
outdoor spaces are encouraged to allow residents the opportunity to enjoy nature. 
The vision for the City of Mt. Shasta is to maximize the use of the beautiful, outdoor 
environment. Occupants of apartments and high-density residential units should not 
be excluded from the opportunity to enjoy the views and high-quality environment 
of the area. The smaller the unit, the more important the access to outdoor space 
is. Each housing unit is required to have access to private and/or communal outdoor 
space. Private space is only accessible to the occupant of a single housing unit for 
exclusive use. Communal space is open to all members of the building but closed 
to the general public. 

Communal spaces should be overlooked by adjacent apartments and provide for 
residents’ recreation, and they should be accessible, usable, attractive, easy to 
maintain, have well-defined boundaries, and provide a pleasant outlook and visual 
amenity for all users. The communal space should be designed for day and nighttime 
use. Nighttime use requires that there be adequate lighting and surveillance. 
Communal areas may include bike, scooter, or other types of non-vehicle parking 
for residents as long as the non-vehicle parking does not take up more than 30% of 
the communal, outdoor area.

Private outdoor spaces should be well designed, have adequate levels of privacy, 
respond to the environment, integrate into the overall architectural design of 
the building, and contribute to the safety and liveliness of the street by creating 
opportunities for natural surveillance. Ground level apartments should include 
private areas if there is no communal area. The ground unit should be appropriately 
screened for privacy. All non-ground units should have proportional outdoor 
balcony space that is separate from the living unit. 

Residential form shall promote walkability using pedestrian-oriented street design 
or car-free trails throughout the neighborhoods. Residential land uses shall promote 
interconnected street grid and avoid the development of “flag lots”, cul-de-sacs, or 
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blocks of development greater than 0.25 acres in length or width. Parking should 
be oriented to the back or side of the lot with no parking in front of the residential 
home. Driveways and alleyways should be used to remove vehicles from the front 
of residential lots. 

Commercial and Industrial Form
The commercial and industrial form should include more natural features and 
social gathering places than the residential form. Neighborhood Center and Active 
Commercial Center land use designations should incorporate gardens, natural 
space, recreation spaces, or social spaces in lot design to eliminate unusable blank 
space. Active commercial uses such as restaurants, cafes, bars, and bakeries should 
have outdoor dining spaces either on site or on the adjacent public street. These 
spaces should be designed in a way to increase visibility of the street, encourage 
walkability, and create social gathering areas. 

The Commercial and Industrial Base land use designation does not rely on on-
site customer service for business but still provides employment opportunities 
for residents. The design of these areas should not negate from the rich natural 
environment surrounding the City. Architectural features, natural materials, 
and smart landscaping practices should be used to create developments which 
complement the natural outdoors. Facilities that exceed 10,000 square feet should 
be designed to provide employee and visitor engagement areas such as outdoor 
break areas, walking and biking trails, and wildlife habitat. All facilities should utilize 
landscaping to integrate the development into the surrounding vegetation, provide 
trees to shade buildings, walkways and parking lots, and stormwater features. All 
CIB facilities should provide ample facilities to encourage employees to actively 
commute to and from work or drive alternative vehicles. 

City streets play an essential role in the design of commercial and industrial areas. 
Although these areas are focused on the creation, selling, and distribution of goods 
and services, multi-modal routes should be integrated to allow employees to 
commute using different modes. Trees for shade, wide sidewalks and trails, and 
transit stops should be used frequently to accommodate all types of transportation 
to and from CIB areas. 
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