
 

  

The City has adopted a Reasonable Accommodations Policy that provides a procedure for receiving 
and resolving requests for accommodation to participate in this meeting. Please visit yubacity.net ADA 
& Accessibility Resources page.  If you need assistance in order to attend the City Council meeting, or 
if you require auxiliary aids or services, e.g., hearing aids or signing services to make a presentation to 
the City Council, the City is happy to help. Accommodations should be requested as early as possible 
as additional time may be required in order to provide the requested accommodation; 72 hours in 
advance is suggested.   Please contact City offices at (530) 822-4817 or (TTY: 530-822-4732), so such 
aids or services can be arranged. Requests may also be made by email at cityclerk@yubacity.net or 
citymanager@yubacity.net or mail City Clerk, 1201 Civic Center Blvd, Yuba City, CA 95993.

AGENDA 
JANUARY 21, 2025  

 
REGULAR MEETING OF THE SUCCESSOR AGENCY TO THE 

REDEVELOPMENT AGENCY AND  
CITY COUNCIL  

CITY OF YUBA CITY  
 

5:00 P.M. CLOSED SESSION 
SUTTER ROOM/VIRTUAL 

 
6:00 P.M. REGULAR MEETING 

COUNCIL CHAMBERS/VIRTUAL  
 

 MAYOR ● Dave Shaw  

 VICE MAYOR ● Marc Boomgaarden  

 COUNCILMEMBER ● Wade Kirchner  

 COUNCILMEMBER ● Michael Pasquale  

 COUNCILMEMBER ● Toni Cole  

 CITY MANAGER ● Diana Langley  

 CITY ATTORNEY ● Shannon L. Chaffin  

 
1201 Civic Center Blvd 

Yuba City CA  95993 
 

Wheelchair Accessible 
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AGENDA 

REGULAR MEETING OF THE SUCCESSOR AGENCY TO THE REDEVELOPMENT 
AGENCY AND  

CITY COUNCIL - CITY OF YUBA CITY  
JANUARY 21, 2025  

5:00 P.M. CLOSED SESSION 
SUTTER ROOM/VIRTUAL 

 
6:00 P.M. REGULAR MEETING 

COUNCIL CHAMBERS/VIRTUAL  
 

 
Materials related to an item on this Agenda submitted to the Council after distribution of the 
agenda packet are available for public inspection in the City Clerk’s office at 1201 Civic Center 
Blvd., Yuba City, during normal business hours.  Such documents are also available on the City 
of Yuba City’s website at www.yubacity.net, subject to staff’s availability to post the documents 
before the meeting. 
 
The Council Chambers will be open for public attendance and participation.  The meeting will 
also be live streamed for public viewing, but not participation, at the following 
link: https://yubacity-net.zoom.us/webinar/register/WN_BvUEaiVuQ2qoubZVC4v3pQ.  Emailed 
comments sent to cityclerk@yubacity.net at least 24 hours before the meeting will be distributed 
to the City Council prior to the meeting.  Please identify the Agenda item(s) addressed by the 
comments. 
 
Public Comment: 
Any member of the public wishing to address the City Council on any item listed on the closed 
session agenda will have an opportunity to present testimony to the City Council in the Council 
Chamber prior to the City Council convening into closed session.  Comments from the public will 
be limited to three minutes.  No member of the public will be allowed to be present once the City 
Council convenes into closed session. 
 

  
Closed Session 
A. Conference with real property negotiator (Govt. Code § 54956.8) 

Property:  APN: 59-010-119, approximately 2 acres generally located at the northwest 
corner of Poole Boulevard and Civic Center Field, Yuba City, CA 95993 
Negotiator: Diana Langley, City Manager 
Negotiating parties:  Unknown 
Under negotiation: Price and terms of payment  

B.  Confer with Real Property Negotiator (Government Code § 54956.8) 
Property:  APN 52-380-025, located at 433 Plumas Blvd, Yuba City, California; APN 53-
220-030 and APN 53-194-013, located at the intersection of Main Street, Plumas Street 
and Percy Avenue, Yuba City California; 
Negotiator:  Diana Langley, City Manager/Executive Director 
Negotiating parties:  TBD 
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Under negotiation: Whether to sell the properties, and if so, the price and terms of payment 
C. Public Employee - Appointment/Employment (Pursuant to Government Code, § 54957) 

Title: City Manager 
  
Regular Meeting 
Call to Order 
Roll Call 
 
__ Mayor Shaw 
__ Vice Mayor Boomgaarden 
__ Councilmember Kirchner 
__ Councilmember Pasquale 
__ Councilmember Cole 
Invocation/Inspiration 
Pledge of Allegiance to the Flag  
City Attorney's Report on Closed Session Items, City Attorney Shannon Chaffin 
Agenda Modifications 
  
Ceremonial Presentations 
1. Beale Air Force Base Air Show 
2. Officer Scott Hansen Retirement Proclamation 
3. Police Chief Brian Baker Retirement Proclamation 
4. Quarterly Development & Public Works Update Presentation by Ashley Potočnik, 

Development Liaison 
  
Public Communication 
5. Appearance of Interested Citizens  
You are welcome and encouraged to participate in this meeting. Public comment is taken on 
action items appearing on the Consent Calendar or Business Items on the Agenda when they 
are called. Public comment on any other items within the scope of the City’s jurisdiction, 
including items not listed on the Agenda will be considered at this time. Public comment is 
limited to three minutes per speaker. Members of the public submitting written requests at least 
24 hours prior to the meeting will be allotted five minutes to comment per speaker. Repetitive 
comments may be limited, and large groups are encouraged to select representatives to 
express the opinions of the group. 
  
Consent Calendar 
All matters listed under Consent Calendar are considered to be routine and can be enacted in 
one motion. There will be no separate discussion of these items prior to the time that Council 
votes on the motion unless members of the City Council request specific items to be discussed 
or removed from the Consent Calendar for individual action. 
6. Minutes of the December 17, 2024 Regular Meeting of the Successor Agency to 

the Redevelopment Agency and City Council  
 Recommendation: Approve the minutes of the December 17, 2024, Regular Meeting 

of the Successor Agency to the Redevelopment Agency and City 
Council 

7. Update City Council Benefits  
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 Recommendation: Adopt a Resolution updating City Councilmember Benefits 
8. Local Agency Investment Fund (LAIF) Investment Authority Update  
 Recommendation: Adopt a Resolution to update staff authority to invest monies in 

the Local Agency Investment Fund 
9. Downtown Yuba City Business Improvement District Ordinance  
 Recommendation: Adopt an Ordinance of the City Council of the City of Yuba City to 

amend Municipal Code Section 3-9.050 for the collection of 
delinquent assessments, by title only, and waive the second 
reading 

10. Adopt an Ordinance to approve Rezone 24-04 for the Gary Smith project located 
at 2192 Live Oak Blvd  

 Recommendation: Adopt an Ordinance of the City Council of the City of Yuba City to 
adopt Rezone (RZ) 24-04 rezoning 0.43 acres Light Industrial 
District (M-1) Zone District to Community Commercial (C-2) Zone 
District, for the Smith project, located at 2192 Live Oak Blvd 
(APN 51-490-028), by title only and waive the second reading 

11. Adopt an Ordinance to approve Planned Development 19: Brownstone Estates, 
located on North Colusa Frontage Road between Hooper Road and El Margarita 
Road  

 Recommendation: Adopt an Ordinance of the City Council of the City of Yuba City 
approving Planned Development 19, on 7.84 acres located on 
the north side of North Colusa Frontage Road between Hooper 
Road and El Margarita Road (Assessor’s Parcel Numbers 62-
082-019, -020, -021) by title only and waive the second reading 

12. Appointment to Regional Housing Authority  
 Recommendation: Approve the Mayor's Recommendation for Citizen Appointment 

to the Regional Housing Authority effective January 31, 2025 
13. Alternate Appointment to the City of Yuba City Senior Commission 
 Recommendation: Approve the appointment recommendation of Leonard Brunelle 

as an Alternate to the Senior Commission effective 2/28/25 
14. Harter Marketplace Parcel Map (Acceptance of Public Improvements)  
 Recommendation: Adopt a Resolution accepting certain street and related 

improvements pursuant to the Harter Marketplace Improvement 
Agreement with Harter Packing Group, LLC, a California Limited 
Liability Company and Dharni Lada Yuba City, LLC, a California 
Limited Liability Company and authorizing the Developer to file a 
Notice of Completion. [Development is located on the west side of 
Harter Parkway and north of State Route 20] 

15. Bains/Dhadli Subdivision (Annexation #7 of property in CFD 2021-1)  
 Recommendation: Adopt a Resolution annexing a certain area, Bains/Dhadli 

Subdivision, within the City Limits into an existing Community 
Facilities District (CFD No. 2021-1) to fund municipal services, and 
filing said Resolution, along with the Seventh Amendment to the 
Notice of Special Tax Lien, in the office of County Recorder of the 
County of Sutter 

16. Bains / Dhadli Subdivision (Acceptance of Public Improvements)  
 Recommendation: Adopt a Resolution accepting certain street and related 
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improvements pursuant to the Bains / Dhadli Subdivision with BDS 
Property Holdings, LLC, A California Limited Liability Company, and 
authorizing the Subdivider to file a Notice of Completion. 
 [Subdivision is located north of Bridge Street, and approximately 
300 feet west of North Walton Avenue] 

  
Business Items 
17. Pioneer Community Energy Expansion to Include the City of Yuba City  
 Recommendation: A. Receive an overview presentation of the findings of the Impact 

Assessment Study for the City of Yuba City to join Pioneer 
Community Energy; and 
 
B. Conduct a Public Hearing, and after consideration, 
 
C. Introduce an Ordinance of the City Council of the City of Yuba 
City amending Title 5 of the Yuba City Municipal Code by adding 
Chapter 27 (Community Choice Aggregation Program) to 
establish a Community Choice Aggregation Program in the City 
of Yuba City, by title only, and waive the first reading 

18. Downtown Yuba City Business Improvement District - Levy of 2025 Annual 
Assessment  

 Recommendation: A. Conduct a Public Hearing, and after consideration, 
 
B. Adopt a Resolution confirming the Annual Report for the Yuba 
City Downtown Business Association and levying the 
assessment for the Downtown Business Improvement District for 
calendar year 2025 

19. 2040 General Plan Update  
 Recommendation: A. Conduct a Public Hearing; and after consideration, 

  
B. Adopt a Resolution of the City Council of the City of Yuba City 
adopting an addendum to the certified environmental impact 
report for the 2004 Yuba City General Plan and approving the 
2040 General Plan update 

20. City Wide Traffic Demand Model Update  
 Recommendation: Adopt a Resolution Accepting the Travel Demand Model 

Development Report, dated October 2020 prepared by Fehr & 
Peers, updating the City’s Travel Demand Model for General 
Plan Buildout conditions 

21. Amendments to the Community Sponsorship Policy 
 Recommendation: Adopt a Resolution amending the Administrative Policy for 

Community Sponsorships 
22. Measure D - Voting Results  
 Recommendation: Receive a summary presentation on voting results for the City's 

proposed Transactions and Use Sales Tax Measure, identified 
as Measure D 

23. Appointments to City Council Regional Boards and Committees 
 Recommendation: Approve the City Council Assignments to Regional Boards and 
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Committees for Calendar Year 2025 
  
Future Agenda Items 
24. Future Agenda Items 
  
Reports and Communications 
The following reports and communication items are provided for the Council’s information. No 
action can be taken on items under this section unless the Council agrees to include it on a 
subsequent agenda 
25. City Manager's Report 
26. City Council Reports 
  
Adjournment 
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Presentation by: 
Lieutenant Colonel Gorman 
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Proclamation
of the City Council

Scott Hansen
Police Officer

In Recognition of your Retirement

WHEREAS, Scott Hansen was hired as a Reserve Police Officer by the City of Yuba City on 
February 9, 1991; and

WHEREAS, he has held the positions of Reserve Police Officer, Police Recruit, and Police Officer 
for Yuba City; and 

WHEREAS, Scott Hansen has served as an example of a leader, and a team player in his capacity 
as an employee of the City of Yuba City.  Scott has received three Chief’s Unit of the Year Awards, 
three Police Unit Commendation Ribbon, and the Police Achievement Award; and

WHEREAS, Scott played a pivotal role as a Hostage Negotiator during the Big Five Department 
Store incident on August 5, 2012, where his calm demeanor, exceptional communication skills, and 
commitment to de-escalation were instrumental in resolving a tense and potentially dangerous 
situation, ensuring the safety of all involved, and

WHEREAS, Scott contributed to the progress and modernization of the police department by 
actively participating in the redesign of the department’s patrol fleet in 2017, which included the 
successful introduction of the Police Chevy Tahoe patrol vehicles, enhancing the department’s 
operational efficiency and effectiveness; and

WHEREAS, Scott Hansen took an oath when he was hired to, “Preserve, Protect and Defend the 
Constitution,” an oath he never broke; and

WHEREAS, Officer Hansen kept faith with the public he so honorably served for more than 32 
years.

NOW, THEREFORE, BE IT RESOLVED, that I, Dave Shaw, Mayor of the City of Yuba City, on 
behalf of the entire Council and citizens we serve, do hereby congratulate Officer Scott Hansen on 
the occasion of his honorable retirement.  We wish Officer Hansen the very best in his future.  Done 
on this 21st day of January 2025, in the City of Yuba City, County of Sutter, State of California.
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Proclamation
of the City Council

Brian Baker 
Chief of Police

In Recognition of your Retirement

WHEREAS, Brian Baker began his career with the Yuba City Police Department as a Cadet in 1994 and 
was hired as a Reserve Police Officer on September 27th, 1997; and

WHEREAS, he has held the positions of Police Officer, Police Sergeant, Police Lieutenant, Police 
Commander and ultimately, Police Chief; and 

WHEREAS, his service included several critical ancillary assignments including Cadet Advisor, 
Background Investigator, Detective, Patrol Sergeant, Investigations Sergeant, and Traffic Education and 
Enforcement Sergeant; and

WHEREAS, he has been recognized with numerous awards and commendations for his exemplary 
professional performance including letters of appreciation from the public, peers and supervisors 
including, six Chief’s Unit of the Year Awards, four Police Unit Commendation Ribbons, the Police 
Individual Commendation Ribbon, the Officer of the Year Award, the Distinguished Service Medal, and 
the Meritorious Service Medal; and

WHEREAS, Brian Baker received a Master of Science in Emergency Services Administration from 
California State University, Long Beach, and completed the coveted FBI National Academy in Quantico, 
Virginia; and 

WHEREAS,  during his tenure as Police Chief, he continued to push the organization to provide the best 
service possible and helped acquire much needed equipment that will continue to improve officers’ safety 
for years to come; and 

WHEREAS, Brian has demonstrated exceptional leadership, commitment to public safety, and a 
dedication to building strong relationships within the community as evidenced by his dedication to 
volunteering his time to a variety of area charitable causes; and 

WHEREAS, Brian Baker took an oath when he was hired to, “Preserve, Protect and Defend the 
Constitution,” an oath he never broke; and

WHEREAS,  Chief Baker kept faith with the public he so honorably served for 30 years.

NOW, THEREFORE, BE IT RESOLVED, that I, Dave Shaw, Vice Mayor of the City of Yuba City, on 
behalf of the entire Council and citizens we serve, do hereby congratulate Chief Brian Baker on the occasion 
of his honorable retirement.  We wish Chief Baker the very best in his future.  

Done on this 21st day of January 2025 in the City of Yuba City, County of Sutter, State of California.
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Ashley Potočnik, Development Liaison, will present a quarterly development update. 

 apotočnik@yubacity.net  | 530-822-5195 
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CITY OF YUBA CITY

 

Public Communication 

Members of the public may address the City Council on items of interest that are within the City’s 
jurisdiction.  Individuals addressing general comments are encouraged to limit their statements. 

Procedure
You are welcome and encouraged to participate in this meeting.  Complete a Speaker Card 
located in the lobby and give to the Clerk, public comment is taken on action items appearing on 
the Consent Calendar or Business Items on the Agenda when they are called.   Public comment 
on any other items within the scope of the City’s jurisdiction, including items not listed on the 
Agenda, will be considered at this time.   

When a matter is announced, wait to be recognized by the Mayor to provide your comments to 
the Council.  Comments should begin by providing your name and place of residence.  A three 
minute limit is requested when addressing Council. 

Request for additional time to address Council
Members of the public submitting written requests at least 24 hours prior to the meeting will be 
allotted 5 minutes to comment per speaker. Repetitive comments may be limited, and large 
groups are encouraged to select representatives to express the opinions of the group.

Procedure
When requesting to comment, please indicate your name and the topic and mail to: 

City of Yuba City 
Attn: City Clerk
1201 Civic Center Blvd
Yuba City CA 95993

Or email to:
Jackie Sillman, City Clerk
cityclerk@yubacity.net 

Page 11 of 515

mailto:cityclerk@yubacity.net


Agenda Item 6 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Ciara Wakefield, City Clerk  
    
 

 
 
Summary  
    
Subject: Minutes of the December 17, 2024 Regular Meeting of the Successor Agency to 

the Redevelopment Agency and City Council  
    
Recommendation: Approve the minutes of the December 17, 2024, Regular Meeting of the 

Successor Agency to the Redevelopment Agency and City Council 
    
Fiscal Impact: None  
    
 

 
 
 
 
Attachments: 
1. 12-17-2024 Regular Meeting Minutes (DRAFT) 
 
Prepared By: Submitted By: 
Ciara Wakefield 
City Clerk  

Diana Langley 
City Manager  
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ATTACHMENT 1
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MINUTES (DRAFT)
REGULAR MEETING OF THE SUCCESSOR AGENCY 

TO THE REDEVELOPMENT AGENCY AND
CITY COUNCIL - CITY OF YUBA CITY 

DECEMBER 17, 2024

5:00 P.M. CLOSED SESSION
SUTTER ROOM/VIRTUAL

6:00 P.M. REGULAR MEETING 
COUNCIL CHAMBERS/VIRTUAL

Call to Order 

The Closed Session Meeting of the City Council was called to order in the Sutter Room by 
Mayor Shaw at 5:03PM

Roll Call 

Present: Mayor Shaw and Councilmembers Boomgaarden, Cole, Kirchner, and Pasquale 

Absent:  None

Closed Session
A. Conference with Labor Negotiators (Pursuant to Government Code, Section 

54957.6.) Agency designated representatives: Diana Langley, City Manager, 
Natalie Springer, Human Resources Director, Ann Gillen, Community 
Services Director, Diona Pope, Finance Director, Ben Moody, Public Works 
and Development Services Director, Brian Baker, Police Chief, Jesse 
Alexander, Fire Chief, Michael Jarvis, LCW, Ian Sangster, Kronick Moskovitz 
Tiedemann & Girard
Employee organizations: Yuba City Police Officers; Police Sergeants; Yuba City 
Firefighters Local 3793; Yuba City Fire Management; First Level Managers, Mid 
Managers, Police Sworn Mid Managers; and Public Employees Local No. 1
Unrepresented employees: Confidential Employees, Executive Services Employees

No public comment received

Regular Meeting
Call to Order

The Regular Meeting of the Successor Agency to the Redevelopment Agency and the City 
Council was called to order by Mayor Shaw at 6:19 PM

Roll Call 

Present: Mayor Shaw and Councilmembers Boomgaarden, Cole, Kirchner, and Pasquale

Absent:  None
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Invocation/Inspiration
Wade Kirchner, Councilmember

Pledge of Allegiance to the Flag
Michael Pasquale, Councilmember

City Attorney's Report on Closed Session Items
No reportable action

Agenda Modifications

No changes were made

Ceremonial Presentations
1. Eric Ball Retirement Proclamation
Mayor Shaw presented a proclamation to Eric Ball, Code Enforcement Officer

Tasha Weaver and Isabella Morgan presented a joint certificate on behalf of Senator Dahle 
and Assemblyman Gallagher 

David Morgan presented a certificate on behalf of Congressman LaMalfa

2. Spencer Morrison Retirement Proclamation
Mayor Shaw presented a proclamation to Spencer Morrison, Finance Director

Tasha Weaver and Isabella Morgan presented a joint certificate on behalf of Senator Dahle 
and Assemblyman Gallagher 

David Morgan presented a certificate on behalf of Congressman LaMalfa

Public Communication
3. Appearance of Interested Citizens
No public comment

Consent Calendar

Councilmember Cole abstained from Item 4

Councilmember Kirchner moved and Councilmember Pasquale seconded the motion to 
approve Consent Calendar items 4-21

4. Minutes of the November 19, 2024 Regular Meeting of the Successor 
Agency to the Redevelopment Agency and City Council; and Minutes of 
the December 10, 2024 Special Meeting of the City Council
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Approve the Minutes of the November 19, 2024 Regular Meeting of the 
Successor Agency to the Redevelopment Agency and City Council; and the 
Minutes of the December 10, 2024 Special Meeting of the City Council

5. 2025 Minimum Wage Increase

Adopt Resolution 24-154 to adjust the City's salary schedule to comply with 
the new California wage requirements effective January 1, 2025

6. Business License Ordinance Update

Adopt Ordinance 011-24 of the City Council of the City of Yuba City to repeal 
Municipal Code Subsection (b)(2) of Section 3-4.24 to exclude  the  license  
application  requirement  for  non-profit organizations by title only and waive 
the second reading

7. Purchase and Installation of Video Surveillance & Door Access Control at 
the Yuba City Police Department, Sutter Animal Services Authority, and 
Corporation Yard

Adopt Resolution 24-155 awarding the purchase of Verkada surveillance 
and access control systems to Monarch Connected of San Francisco, CA, in 
the amount of $134,317.69 utilizing CMAS contract number 3-23-01-1017 with 
the finding that it is in the best interest of the City

8. Annual Investment Policy Adoption
Approve Investment Policy as presented

9. Spiva Avenue Waterline Replacement Project - Award Construction Contract

Adopt Resolution 24-156 with the following actions:

A. Awards a construction contract to Platinum General Engineering LLC (d.b.a. 
Platinum Dirt Worx), of Modesto, CA in the amount of their total bid 
$199,400.00 and authorizes the City Manager to execute the contract on 
behalf of the City, subject to review and approval as to legal form by the City 
Attorney, and approves CEQA Class 1 and Class 2 exemptions

B. Authorizes the Finance Director to make supplemental appropriation of 
$279,170.00 to account 951093-65501 with an offsetting revenue budget 
adjustment to 517-43480 for the receipt of grant funds

10. Aquifer Storage and Recovery Well Project - Plans and Specifications Approval

Adopt Resolution 24-157 approving the plans and specifications for 
construction of the below-ground facilities of the Aquifer Storage and Recovery 
Well (Well #3) Project at the Water Treatment Plant and authorizing 
advertisement for bids on the project

11. Submission of Recertification Application for Tree City USA Designation
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Adopt Resolution 24-158 authorizing the City to apply for recertification to the 
National Arbor Day Foundation for consideration of the City to continue its 
designation as a Tree City USA community

12. Chima Ranch Subdivision Development Agreement Assignment

Adopt Resolution 24-159 of the City Council of the City of Yuba City approving 
the assignment of responsibilities under the Development Agreement 
associated with the Chima Ranch Tentative Subdivision Map (SM 22-07) from 
Interwest Homes Corporation to LGI Homes, LLC, and authorize the 
Development Services Director to sign the Consent to Assignment

13. Henson Ranch Estates Subdivision (Acceptance of Public Improvements)

Adopt Resolution 24-160 accepting certain street and related improvements 
pursuant to the Henson Ranch Estates Subdivision Agreement with YC Hooper 
Ventures, LLC, A California Limited Liability Company, and authorizing the 
Subdivider to file a Notice of Completion. [Subdivision is located north of North 
Colusa Frontage Road, East of Hooper Road, and west of El Margarita Road]

14. SACOG Grant Agreement for City Welcome Sign Project (Gateway Signs 
Improvement Project)

Adopt Resolution 24-161 authorizing the City Manager of the City of Yuba City 
to execute a Memorandum of Understanding between Sacramento Area 
Council of Governments and the City of Yuba City, and all other necessary grant 
agreements for the Community Design Funding Program: Gateway Signs 
Improvement Project

15. Fourth Amendment to the Disposition and Development Agreement for 
the Feather River Mill and Associated Properties (Noyan Properties. L.P., 
and H-NYC, LLC)

A. Adopt Resolution 24-162 of the City Council approving the
fourth amendment to the Disposition and Development Agreement with H-
NYC, LLC, and Noyan Properties, L.P., authorizing the sale and 
development of real property located at the southeast corner of Bridge and 
Shasta Streets (Current APNs: 52-324-028, -029, -030, -031, -032, -033, 
& -034)

B. As the City Council, authorize the City Manager to approve and sign on 
behalf of the City, Amendment No. 4 to the Disposition and Development 
Agreement with Noyan Properties, L.P. with regard to the property located at 
the southeast corner of Bridge and Shasta Streets to be used for the future 
development (Current APNs: 52- 324-028, -029, -030, -031, -032, -033, & -
034)

C. As the Board of Directors of the Successor Agency, authorize the Executive 
Director to approve and sign on behalf of the Agency, Amendment No. 4 to 
the Disposition and Development Agreement with Noyan Properties, L.P. 
with regard to the property located at the southeast corner of Bridge and 
Shasta Streets to be used for the future development (Current APNs: 52-
324-028, - 029, -030, -031, -032, -033, & -034)
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16. Bogue Road Sewer Extension Project

Adopt Resolution 24-163 to:

A. Award a construction contract to Ranger Pipelines, Inc., of San Francisco, 
CA in the amount of their total bid for bid schedules A & B of $4,275,341.00 
and authorize the City Manager to execute the contract on behalf of the 
City, subject to review and approval as to legal form by the City Attorney

B. Award a Professional Services Agreement to Inferrera Construction 
Management Group, Inc., of Shingle Springs, CA for Inspection Services 
in the amount of $188,219.00 and authorize the City Manager to execute 
the contract on behalf of the City, subject to material terms, subject to 
review and approval as to legal from by the City Attorney, and with the 
finding that it is in the best interest of the City

C. Award a Professional Services Agreement to The Solis Group of Pasadena, 
CA for Labor Compliance Services in the amount of $20,000.00, subject to 
material terms, with the finding that it is in the best interest of the City

D. Authorize the Finance Director to make a budget transfer in the amount of 
$2,070,000 from CIP Account No. 1277 (Harter-Bridge Trunk Sewer) to CIP 
Account No. 1295 (Bogue Road Sewer Extension)

E. Authorize the Finance Director to appropriate a total of $4,000,000.00 in 
American Rescue Plan Act funds for wastewater obligations outlined in the 
Newkom Ranch Development Agreement

17. Terex Hi-Ranger XT PRO 56 Aerial Truck

Adopt Resolution 24-164 to approve an increase to the capital acquisition 
budget allocation for the Park's Department Terex Hi- Ranger XT PRO 56 Aerial 
Truck in the amount of $6,507.73 for a total capital asset value of $280,369.73

18. City of Yuba City Advisory Board Appointment List
Note and File the 2024 Local Appointment List and Direct Staff to post on the 
City’s website

19. .   Biennial Review of the City of Yuba City Conflict of Interest Code
Adopt Resolution 24-165 Amending the City of Yuba City Conflict of Interest 
Code and list of Designated Positions

20. Lease of the Madden House for the Yuba-Sutter Chamber of Commerce Offices

Adopt Resolution 24-166 approving a Lease Agreement with the Yuba- Sutter 
Chamber of Commerce for the use of the Madden House (1300 Franklin Road), 
authorizing the City Manager to make non- material modifications, subject to 
City Attorney approval

21. Parks and Recreation Commission Ordinance Update
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Adopt Ordinance 012-24 of the City Council of the City of Yuba City to repeal 
Chapter 1 (Parks and Recreation Commission) of Title 9 by title only and waive 
the second reading

Item 4 passed with 4 votes [Cole Abstained]
Items 5-21 passed unanimously

Business Items
22. Annual Report from the Downtown Yuba City Business Improvement 

District and Proposed Levy of Annual Assessment for 2025
Councilmember Kirchner moved and Councilmember Pasquale seconded the motion to: 

A. Adopt Resolution 24-167 Accepting and Approving the 2024-2025 Annual 
Report of the Downtown Yuba City Business Improvement District

B. Adopt Resolution 24-168  of Intention to Levy and Collect 2025 Annual 
Assessments and set a Public Hearing for January 21, 2025

The motion was passed unanimously

23. Downtown Yuba City Business Improvement District Ordinance

Mayor Shaw opened a Public Hearing

Keith Bordsen spoke
Sandee Drown spoke

 Mayor Shaw closed the Public Hearing

 Councilmember Pasquale moved and Councilmember Cole seconded the motion to: 

Introduce an Ordinance of the City Council of the City of Yuba City to amend 
Municipal Code Section 3-9.050 for the collection of delinquent assessments, by 
title only, and waive the first reading

The motion was passed unanimously

24. Small Wireless Telecommunication Facilities within the City's Right of Way

Mayor Shaw opened a Public Hearing

No public comment

 Mayor Shaw closed the Public Hearing

 Councilmember Kirchner moved and Vice-Mayor Boomgaarden seconded the motion to: 

Adopt Resolution 24-169 that:

A. Amends the City’s Fee Schedule to include new fees for the processing of 
Wireless Telecommunication Facility Permits in the City’s Public Right-of-
Way

B. Authorizes the City Manager to execute a Master License Agreement with 
New Cingular Wireless PCS, LLC (AT&T) for use of Municipal Facilities to 
install Small Wireless Facilities
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The motion was passed unanimously

25. Time extension for Development Plan 20-03, Richland Village Affordable 
Housing Development, and associated City funding commitment

Gus Becerra spoke

Vice-Mayor Boomgaarden moved and Councilmember Pasquale seconded the motion to: 

Approve a two-year extension of time for Development Plan 20- 03 and the 
associated City funding commitment, pursuant to City Municipal Code Section 
8-5.7106, resulting in a new expiration date of January 19, 2027

The motion was passed unanimously

26. General Plan Amendment 24-02 and Rezone 24-04 for the Gary Smith 
project located at 2192 Live Oak Blvd.

Mayor Shaw opened a Public Hearing

No public comment

 Mayor Shaw closed the Public Hearing

 Councilmember Pasquale moved and Vice-Mayor Boomgaarden seconded the motion to: 

B. Adopt Resolution 24-170 of the City Council of the City of Yuba City approving 
Environmental Assessment 24-09 by adopting a Mitigated Negative Declaration, 
subject to the Mitigation Measures, and approve General Plan Amendment (GPA) 
24-02 re-designating 0.43-acres from the Manufacturing, Processing, and 
Warehousing land use designation to the Community Commercial designation, 
and;

C. Introduce an Ordinance of the City Council of the City of Yuba City to adopt Rezone 
(RZ) 24-04 rezoning 0.43 acres Light Industrial District (M-1) Zone District to 
Community Commercial (C-2) Zone District, for the Smith project, located at 2192 
Live Oak Blvd (APN 51-490-028), and waive the first reading

The motion was passed unanimously

27. General Plan Amendment 24-03, Tentative Subdivision Map 24-04 and 
Planned Development 19: Brownstone Estates, located on the north side 
of North Colusa Frontage Road between Hooper Road and El Margarita 
Road

Mayor Shaw opened a Public Hearing

Rob Deitz spoke

 Mayor Shaw closed the Public Hearing

Vice-Mayor Boomgaarden moved and Councilmember Pasquale seconded the motion to: 

B. Adopt Resolution 24-171 approving Environmental Assessment (EA) 24-10, by 
adopting a Mitigated Negative Declaration, subject to the Conditions of Approval 
and Mitigation Measures, and approving General Plan Amendment (GPA) 
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24-03, and Tentative Subdivision Map 24-04, Brownstone Estates, for 54- 
single family residential lots

C. Introduce an Ordinance of the City Council of the City of Yuba City approving 
Planned Development 19, on 7.84 acres located on the north side of North 
Colusa Frontage Road between Hooper Road and El Margarita Road 
(Assessor’s Parcel Numbers 62-082-019, 020, -021) and waive the first reading

The motion was passed unanimously

28. Update X19 Combining (Zoning) District

Councilmember Kirchner moved and Vice-Mayor Boomgaarden seconded the motion to: 

Initiate a Municipal Code amendment to revise the X19 Combining District to 
provide for future intersection improvements at the State Highway 20 / El 
Margarita Road intersection

The motion was passed unanimously

29. Planning Division Fee Schedule Update

Mayor Shaw opened a Public Hearing

No public comment

 Mayor Shaw closed the Public Hearing

       City Council provided staff direction on bringing the item forward

30. Planning Commission Representation

City Council received staff information and presentation, and provided direction to staff 
re: Initiating a Municipal Code amendment, changes to the Planning Commission 
Bylaws, and other recommended changes to update the composition of the Planning 
Commission from seven to five members with appointments to be made by individual 
City Council members coinciding with Council members’ individual districts

Future Agenda Items
31. Future Agenda Items

 
No suggestions were made

Reports and Communications

32. City Manager's Report

32. City Council Reports
- Councilmember Cole
- Councilmember Kirchner
- Councilmember Pasquale
- Vice-Mayor Boomgaarden
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- Mayor Shaw

Adjournment 

Mayor Shaw adjourned Regular Meeting of the Successor Agency to the Redevelopment 
Agency and the City Council at 8:20 PM 

_____________________________
       Dave Shaw, Mayor

ATTEST:

Ciara Wakefield, City Clerk
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Agenda Item 7 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Diana Langley, City Manager  
    
 

 
 
Summary  
    
Subject: Update City Council Benefits  
    
Recommendation: Adopt a Resolution updating City Councilmember Benefits 
    
Fiscal Impact: Nominal Savings  
    
 

 
 
Purpose: 
 
To update City Councilmember Benefits, specifically including parameters for reimbursement of 
mileage for Councilmember travel outside of Yuba City. 
 
Council's Strategic Goal: 
 
This item meets Council's goal of Fiscal Responsibility. 
 
Background: 
 
On February 16, 2021, the City Council adopted Resolution No. 21-016, updating benefits received by 
the City Council. One of the items, auto expense reimbursement, states the following: 
 
"For those not using a City vehicle when traveling for City business, actual automobile expenses may 
be reimbursed in accordance with applicable tax laws and existing City reimbursement procedures."  
 
Under this policy, Councilmembers may request mileage reimbursement for business meetings that 
occur within our outside of the City. 
 
Analysis: 
 
If approved, the auto expense reimbursement language will be updated to reflect the following: 
 
"Councilmembers will be reimbursed actual mileage for the use of their private vehicles in travel to and 
from designated places on City business outside of Sutter and Yuba Counties. The reimbursement rate 
will be at the rate in the City's current approved mileage rates." 
 
The updated language will place limitations as to when mileage reimbursement applies.  
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Fiscal Impact:   
  
This will limit the City's potential expenses related to Councilmember auto expense reimbursement. 
 
Alternatives: 
 
1. Do not approve the proposed change to auto expense reimbursement for Councilmembers. 
2. Request additional modifications to City Council benefits. 
 
Recommendation: 
 
Adopt a Resolution updating City Councilmember Benefits. 
 
  
 
Attachments: 
1. Resolution - 2025 City Council Member Benefits 
2. Resolution 21-016 Council Member Benefits 
 
Prepared By: Submitted By: 
Diana Langley 
City Manager  

Diana Langley 
City Manager  
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ATTACHMENT 1
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RESOLUTION NO. 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY 
UPDATING CITY COUNCIL MEMBER BENEFITS

WHEREAS, the City recognizes the need to update City Council benefits for ease of 
administration and benefit uniformity; and

WHEREAS, prior resolutions for City Council benefits are dated and need to be consolidated; 
and

WHEREAS, the City Council now wishes to approve an updated benefits resolution to address 
mileage reimbursement and to consolidate benefit information for ease of administration.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Yuba City as follows:

1.   The City Council approves the “City Council Member Benefits” updated January 21, 
2025, attached hereto as Exhibit “A.”

2.  The Director of Finance is hereby authorized to make the necessary budget 
adjustments to implement the provisions of this resolution.

The foregoing Resolution of the City Council of the City of Yuba City was duly introduced, 
passed and adopted at a regular meeting thereof held on the 21st day of January, 2025. 

AYES:

NOES:

ABSENT:
________________________

Dave Shaw, Mayor

ATTEST:

____________________________
Ciara Wakefield, City Clerk

Approved as to form:

_________________________
Shannon Chaffin, City Attorney

Exhibit “A” - City Council Member Benefits updated January 21, 2025
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EXHIBIT “A”
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City Council Member Benefits

Updated January 21, 2025

 Monthly Salary $600.00 per month

 Auto Allowance Councilmembers will be reimbursed actual mileage for the 
use of their private vehicles in travel to and from 
designated places on City business outside of Sutter and 
Yuba Counties. The reimbursement rate will be at the rate 
in the City’s current approved mileage rates.

 Tablet/computer Initial $1,500 budget for purchase of computer or tablet 
and accessories.  The City shall pay the cellular services 
for the tablet or tablet will be set-up for WiFi network only.  
At the end of the City Councilmember’s term, the City 
Councilmember shall be to purchase the equipment at the 
depreciated price.

 Cell phone The City shall provide a City phone and pay the monthly 
service fee or City Council may utilize their own phone and 
the City will pay a monthly service with proof of service, not 
to exceed $40 per month.

 Medical Coverage Blue Shield Plans
80% City/ 20% employee of lowest plan premium 

 Dental/Vision Combined Benefit Administrator
90% City/ 10% employee of plan premium 

 Life Insurance $50,000 coverage paid by City
$7.15 per month

 457 Plan $200.00 per month
$274.40 per month if not partaking in CalPERS

 CalPERS: Optional
▪ Election of optional membership
▪ Retired Annuitants can elect alternate benefit of 

adding to deferred compensation benefit. 
Resolution 03-018. 
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Agenda Item 8 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Finance/IT Department  
    
Presentation By: Diona Pope, Director of Finance  
    
 

 
 
Summary  
    
Subject: Local Agency Investment Fund (LAIF) Investment Authority Update  
    
Recommendation: Adopt a Resolution to update staff authority to invest monies in the Local Agency 

Investment Fund 
    
Fiscal Impact: Investing in LAIF provides the treasury with liquidity and diversification, but will 

not impact operating budgets in any significant way  
    
 

 
 
Purpose: 
 
This item primarily updates the authorized signer title from City Administrator to City Manager and 
Finance Officer to Finance Director. 
 
Council's Strategic Goal: 
 
This item addresses the City Council strategic goal of fiscal responsibility. 
 
Background: 
 
Yuba City has been investing a portion of its treasury in the Local Agency Investment Fund (LAIF), a 
California State Treasurer-run fund, for decades to achieve liquidity, safety and further diversification of 
the City's portfolio.  Government Code Section 16429.1 allows for such a fund and the City's 
participation.  LAIF is a $19.5 billion fund.  The last time the City updated the LAIF authorizations, the 
three authorized positions were City Administrator, Administrative Services Director/City Treasurer, and 
Finance Officer.  None of these job classifications exist today. 
 
Analysis: 
 
Council must adopt a Resolution to change the titles of the authorized signers.  This proposed 
Resolution allows for successors and should be in place for a very long time, as the previous one had 
been. 
 
Fiscal Impact:   
  
Investing in LAIF provides the treasury with liquidity and diversification but will not impact operating 
budgets in any significant way. 
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Alternatives: 

1. Do not renew the authorization and direct staff to choose an alternate investment for liquidity; or 
2. Direct staff to choose a different set of signers and positions. 

 
Recommendation: 
 
Adopt a Resolution to update staff authority to invest monies in the Local Agency Investment Fund. 
  
 
Attachments: 
1. Resolution 
2. LAIF Reso 03-005 
 
Prepared By: Submitted By: 
Diona Pope 
Finance Director  

Diana Langley 
City Manager  
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RESOLUTION NO. _______ 
 

AUTHORIZING INVESTMENT MONIES IN THE LOCAL AGENCY INVESTMENT FUND 
 

 
 WHEREAS, The Local Agency Investment Fund is established in the State Treasury 
under Government code section 16429.1 et. Seq. for the deposit of money of a local agency for 
purposes of investment by the State Treasurer; and 
 
 WHEREAS, the City Council hereby finds that the deposit and withdrawal of money in 
the Local Agency Investment Fund in accordance with the provisions of Section 16429.1 for the 
purpose of investment as stated therein as in the best interests of the City of Yuba City. 
 
NOW, THEREFORE, be it resolved by the City Council of Yuba City as follows:  
 
The City Council hereby authorizes the deposit and withdrawal of City monies in the Local 
Agency Investment Fund in the State Treasury in accordance with Government Code section 
16429.1 et. Seq. for the purpose of investment as provided therein. 
 
Section 1. The following City officers holding the title(s) specified herein below or their 
successors in office are each hereby authorized to order the deposit or withdrawal of monies in 
the Local Agency Investment Fund and may execute and deliver any and all documents 
necessary or advisable in order to effectuate the purposes of this resolution and the 
transactions contemplated hereby. 
 

City Manager  Diana Langley    
 
 Finance Director Diona Pope    
 
 City Treasurer  Diona Pope    
  

Accounting Manager Ethan Gutierrez   
 

Section 1. This resolution shall remain in full force and effect until rescinded by City Council by 
resolution and a copy of the resolution rescinding this resolution is filed with the State 
Treasurer’s Office.  
 
 The foregoing Resolution was duly and regularly introduced, passed and adopted by the 
City Council of the City of Yuba City at a regular meeting thereof held on the 21st day of 
January, 2025. 
 
AYES; 
NOES: 
ABSENT: 

        _______________________ 
        Dave Shaw, Mayor 

ATTEST: 
 
____________________ 
Ciara Wakefield, City Clerk 
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Agenda Item 9 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Diana Langley, City Manager  
    
 

 
 
Summary  
    
Subject: Downtown Yuba City Business Improvement District Ordinance  
    
Recommendation: Adopt an Ordinance of the City Council of the City of Yuba City to amend 

Municipal Code Section 3-9.050 for the collection of delinquent assessments, by 
title only, and waive the second reading 

    
Fiscal Impact: This will improve the ability to collect delinquent Business Improvement District 

assessments  
    
 

 
 
Purpose: 
 
To improve the ability to collect delinquent Downtown Yuba City Business Improvement District 
assessments. 
 
Council's Strategic Goal: 
 
This item addresses Council's goals of Business Friendly and Fiscal Responsibility. 
 
Background: 
 
Chapter 9, Title 3 of the Yuba City Municipal Code addresses the Downtown Yuba City Business 
Improvement District (BID). Section 3-9.050 includes provisions for the collection of assessments, in 
which the City collects the annual assessments and the "District" collects delinquent assessments. The 
Downtown Business Association (DBA) has been acting as the "District" and is not set-up to collect 
delinquent assessments. Representatives from the DBA Board asked staff if the City could take over 
this function. Staff supports the DBA's request as the City has more tools available to collect delinquent 
assessments, including levying the assessment against the property owner's tax roll. 
 
Analysis: 
 
Staff recommends modifying Section 3-9.050, "Collection of assessment and refunds", as follows: 

1. Modify Section 3-9.050a to identify that the City shall bill and collect all assessments, including 
delinquent assessments, from all businesses, trades, and professions within the District, or 
property owners, should the business, trade, or profession owner fail to pay. 

2. Delete Section 3-9.050b to remove language related to the District collecting all delinquent 
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assessments. 
3. Add Section 3-9.050d to specify the process for collection of delinquent assessments. The City 

may impose late penalties, and should the assessment remain delinquent as of June 30 of each 
year, the City may initiate and implement collection via a levy of the assessment on the property 
tax roll. 

 
As this change will impact property owners, property owners will be notified multiple times that an 
assessment is delinquent. Notices will be sent to the property owner(s) concurrently with the second 
reminder notice, first delinquency letter, which will include a 10% penalty, and the second delinquency 
letter, which will include an escalating penalty, to the business owner(s).  
 
Should the delinquent assessment still not be paid, the collection process will transition to a lien 
process that will include the following steps: 

1. Finance Department shall prepare a written report, which shall be filed with the City Clerk, 
describing each parcel of which there are delinquent assessments during the preceding year, 
and the amount of delinquency. 

2. City Clerk shall publish the notice of the report's filing and of the time and place of hearing on 
the report, prior to the date set for the hearing. The Finance Department shall mail written 
notice of the report's filing to each property owner whose property is identified as being subject 
to delinquent assessment charges. 

3. Finance Department shall conduct a prehearing to hear and consider all objections or protests. 
The Finance Director shall then make a determination on each delinquency and present the list 
to the City Council for final determination at a public hearing. 

4. City Council shall conduct a public hearing to consider all objections or protests, and then make 
a recommendation of each delinquency filed. The City Council's determination is final. 

5. Following the hearing, prior to August 10 of each year, the City Clerk shall file with the Finance 
Director a copy of the signed report to submit to Sutter County to include the amount of 
delinquencies on the bills for taxes levied against the properties identified in the report. 

 
As this is a change in how delinquent assessments are collected, staff invited all business and property 
owners to a meeting on November 19th to hear and provide feedback about the proposed changes. 
Few business and property owners were present. However, those in attendance inquired about the 
notification process to property owners. In addition, in early December, a follow-up letter was sent to all 
business and property owners to notify them of the proposed change and of the public hearing 
scheduled for consideration of this item.   
 
On December 17, 2024, a public hearing was held to receive input from the public related to the 
amendment of the Ordinance. Keith Bordsen, a property owner on Plumas Street, expressed that he 
was there to represent property owners of six different addresses within the BID, and they were 
concerned about becoming responsible for paying the assessment should their tenant fail to pay. Mr. 
Bordsen asked that Council not approve the proposed changes to the Ordinance. Sandee Drown, co-
owner of The Happy Viking and past-president of the DBA, responded to Mr. Bordsen's comments that 
the lease terms with her landlord include a provision related to the payment of the assessment and the 
DBA is recommending that property owners include a similar provision in their leases with their tenants. 
After consideration of public comments, the City Council moved to introduce the Ordinance 
amendment. 
 
Fiscal Impact:   
 
As the DBA did not have tools available to collect delinquent assessments, there is a long list of aged 
accounts from businesses within the BID. The DBA Board voted to only pursue the collection of 
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delinquent assessments dating back to January 2023, and forgive all other past due assessments. 
Staff is working with the DBA to identify the businesses and corresponding property owners that will be 
subject to collection of delinquent assessments, and will follow the process outlined in the amended 
Ordinance should it be adopted and become effective. 
 
Alternatives: 
 
1. Direct staff to modify the proposed code changes. 
2. Do not amend the code. 
 
Recommendation: 
 
Adopt an Ordinance of the City Council of the City of Yuba City to amend Municipal Code Section 3-
9.050 for the collection of delinquent assessments, by title only, and waive the second reading. 
 
Attachments: 
1. Ordinance - Downtown Business Improvement District 
2. Municipal Code - Chapter 9 of Title 3 Adopted 
 
Prepared By: Submitted By: 
Diana Langley 
City Manager  

Diana Langley 
City Manager  
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ORDINANCE NO. _____

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF YUBA CITY
AMENDING MUNICIPAL CODE SECTION 3-9.050 FOR THE COLLECTION OF DELINQUENT 

ASSESSMENTS

WHEREAS, the Downtown Yuba City Business Improvement District was created in 1998 as 
a self-initiated business district funded by an annual assessment; and

WHEREAS, Chapter 9 of Title 3 of the Yuba City Municipal Code contains the parameters 
related to the establishment and implementation of the Downtown Yuba City Business Improvement 
District; and

WHEREAS, Section 3-9.050, “Collection of assessment and refund” currently identifies that 
the City will collect assessments, the “District” will collect delinquent assessments, and does not 
include current tools available to collect delinquent assessments; and 

WHEREAS, the Downtown Business Association has requested that the City modify the 
Ordinance so that the City collects all assessments, current and delinquent; and 

WHEREAS, staff concurs with the Downtown Business Association’s request and would like 
to add the ability to collect delinquent assessments from property owners via a lien placed on the 
property tax roll; and

WHEREAS, the City Council now desires to amend Chapter 9 of Title 3 of the Yuba City 
Municipal Code.

NOW, THEREFORE, the City Council of the City of Yuba City does ordain as follows:

Section 1.  The above recitals are incorporated by reference.

Section 2.  Section 3-9.050 of Chapter 9 of Title 3 of the Yuba City Municipal Code is 
amended to read in its entirety as follows:

Sec. 3-9.050. Collection of assessment and refunds.

(a) The City shall bill and collect from all businesses, trades, and professions within the District all 
assessments authorized by this chapter. Should the business, trade, or profession not pay 
their assessment, the City will collect delinquent assessments from the property owner of 
which the business, trade, or profession is located.

(b) The City shall pay any costs the City incurs for the process of billing and/or collecting the non-
delinquent assessments for the Business Improvement District. 

(c) No refund upon termination of business within the business improvement district. The 
business assessments under the terms of this chapter are not refundable upon termination of 
a business or for any unused portion or term of the assessment year. 

(d) Collection of delinquent assessments. For delinquent assessments, the City may impose late 
payment penalties on businesses that fail to timely pay their respective assessments at a rate 
of 10% per month. If the assessment remains unpaid 60 days after the date of delinquency, 
the City may commence any action it deems appropriate or necessary to recover the 
delinquent assessments and late payment penalties. Any business which is delinquent in 
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payment of its assessment shall be liable for all costs of collection of the delinquent 
assessment. 

All assessments which remain delinquent as of June 30 of each year may be collected in the same 
manner as the general taxes for the City for the forthcoming fiscal year, as follows:

(1) The City's Finance Department shall prepare a written report, which shall be filed with the 
City Clerk. The report shall describe each parcel of real property for which there are any 
assessment delinquencies during the preceding year, and the amount of delinquency. 

(2) The City Clerk shall publish notice of the report's filing and of the time and place of 
hearing on the report, prior to the date set for the hearing. The notice shall be published 
once a week for two successive weeks prior to the hearing. The Finance Department 
shall also mail written notice of the report's filing to each property owner whose property 
or parcel is identified as being subject to delinquent assessment charges. 

(3) At the time stated in the notice for the prehearing, the Finance Director and/or designee 
shall hear and consider all objections or protests, if any, to the report concerning the 
delinquencies in a "prehearing." Thereafter, the City Finance Director may revise, 
change, reduce, or modify any delinquency, or overrule any or all objections thereto. The 
Finance Director shall then make his or her determination on each delinquency identified 
in the report, and present the list to the City Council for final determination at the public 
hearing stated in the notice. 

(4) At the time stated in the notice, following the prehearing and prior to submission to the 
County of Sutter, the City Council shall hear and consider all objections or protests, if 
any, to the report concerning the delinquencies. Thereafter the City Council may adopt, 
revise, change, reduce or modify any delinquency or overrule any or all objections 
thereto. The City Council shall then make its determination on each delinquency 
identified in the report; the City Council's determination shall be final. 

(5) Following the hearing, on or before August 10 of each year, the City Clerk shall file with 
the City's Finance Director a copy of the signed report to submit to the County. The 
Finance Director will submit a request to the County of Sutter to include the amount of 
delinquencies on the bills for taxes levied against the properties identified in the report. 

SEVERABILITY.  If any section, subsection, sentence, clause, phrase, or portion of this Ordinance 
is, for any reason, held to be invalid or unconstitutional by the decision of any court of competent 
jurisdiction, such decision shall not affect the validity of the remaining portions of this ordinance. The 
City Council hereby declares that it would have adopted this ordinance and each section, subsection, 
sentence, clause, phrase, or portion thereof, irrespective of the fact that any one or more sections, 
subsections, sentences, clauses, phrases, or portions thereof may be declared invalid or 
unconstitutional.

PUBLICATION.  The City Clerk shall certify the adoption of this Ordinance and cause it to be 
published, in accordance with Government Code, Section 36933, or as otherwise required by law.

EFFECTIVE DATE.  This Ordinance shall take effect and be in full force and effect from and after 
thirty (30) calendar days after its final passage and adoption. Within fifteen (15) calendar days after 
its adoption, the ordinance, or a summary of the ordinance, shall be published once in a newspaper 
of general circulation.
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Introduced and read at a regular meeting of the City Council of the City of Yuba City on the 17th day 
of December 2024, and adopted at a regular meeting thereof held on the 21st day of January 2025.

AYES:

NOES:

ABSENT:

____________________________
Dave Shaw, Mayor

City of Yuba City

ATTEST:

___________________________
Ciara Wakefield, City Clerk

APPROVED AS TO FORM
COUNSEL FOR YUBACITY

__________________________
Shannon Chaffin, City Attorney

Aleshire & Wynder, LLP
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TITLE 3. - FINANCE
CHAPTER 9. DOWNTOWN YUBA CITY BUSINESS IMPROVEMENT DISTRICT

Yuba City, California, Code of Ordinances

Page 2 of 6

CHAPTER 9. DOWNTOWN YUBA CITY BUSINESS IMPROVEMENT DISTRICT

Sec. 3-9.010. Definitions.

The following words, terms and phrases, when used in this chapter, shall have the meanings ascribed to 
them in this section, except where the context clearly indicates a different meaning: 

(a) "Act" shall mean the parking and business improvement Area Law of 1989, Streets and Highways Code § 
36500 et seq. 

(b) "Activities" shall mean and include, without limitation: promotion of public events which benefit businesses 
in the District. 

(c) "Assessment" shall mean a levy for the purpose of acquiring, constructing, installing, or maintaining 
improvements and promoting activities which will benefit the businesses located and operating within the 
District. 

(d) "Associate member" shall mean a business owner located outside the BID boundaries that participates by 
paying an associate member assessment. 

(e) "Billing period" shall mean the time between January 1 of any year and December 31 of the same year. 

(f) "District" shall mean the parking and business improvement area established pursuant to Section 3-9-020 of 
this Code. 

(g) "Financial business" shall mean banks, savings and loan institutions, credit unions, and other related 
businesses. 

(h) "Fiscal year" shall mean January 1 to and including December 31 of the same year. 

(i) "Improvements" shall mean the acquisition, construction, installation, or maintenance of any tangible 
property with an estimated useful life of five years or more, including, without limitation: parking facilities, 
benches, trash receptacles, street lighting, decorations, parks and fountains. 

(j) "Lodging business" shall mean and include, without limitation, hotels, motels, inns, recreational vehicle 
parks, bed and breakfast inns, and other similar businesses. 

(k) "Professional business" shall mean and include attorneys, architects, accountants, engineers, surveyors, 
physicians, dentists, optometrists, chiropractors and others in a medical/health service field, consultants, 
real estate brokers, financial advisors, laboratories (including dental and optical), hearing aid services, artists 
and designers, and similar businesses. 

(l) "Retail, restaurant and service business" shall mean and include businesses that buy and resell goods such as 
clothing stores, shoe stores, office supplies, businesses that sell prepared foods and drinks, general office, 
news and advertising media, printers, photographers, personal care facilities and outlets, 
contractors/builders, service stations, repairing and servicing businesses, renting and leasing businesses, 
utilities, vending machine businesses, household finance companies, theaters and entertainment-oriented 
businesses, and other similar businesses not otherwise defined in the other categories. 

(§ 1, Ord. 06-98, eff. August 19, 1998)
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Sec. 3-9.020. Establishment of Business Improvement District and boundaries of District.

A Parking and Business Improvement Area is hereby established pursuant to the Parking and Business 
Improvement Area Law of 1989, Streets and Highways Code § 36500 et seq. This District shall be called the 
Downtown Yuba City Business Improvement District. There shall be two benefit zones within the District, based 
upon the degree of benefit to be derived from the improvements and activities to be provided within the benefit 
zones as provided in the Act. The boundaries of the District and the benefit zones within the District are shown on 
the attached map and described in the form of assessor's parcel numbers in Exhibit A. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.030. Establishment of Advisory Board; agreement; amendments to the Act.

The elected officers of the Downtown Yuba City Business Association shall serve as an Advisory Board to the 
City Council, and shall make recommendations to the City Council on the expenditure of revenues derived from the 
levy of assessments pursuant to this chapter, on the classification of businesses, and on the method and basis of 
levying the assessments. Persons owning businesses within the boundaries of the District shall be qualified to serve 
as members of the Advisory Board. The Board may appoint a director who is an associate member. Any and all 
voting within the District regarding election of persons to serve on the Advisory Board, matters concerning the 
conduct of the advisory board, or any actions of the advisory board shall be based on one vote per assessed dollar 
of the assessment made pursuant to this chapter. Only businesses which are current in the payment of their 
assessments shall be entitled to participate in any such vote. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.040. Establishment of assessment; exclusion from assessment.

(a) Commencing January 1, 1999, all businesses, trades, and professions located within the District shall pay an 
annual assessment in the following amounts, depending on the benefit zone in which the business is located, 
the classification of the business, and number of employees the business employs: 

Annual 
Assessment Zone 

Business Type Business Size 
Number of Employees 

A B 
Small 1—4 $385 $180 
Medium 5—9 $560 $285 

Retail, Restaurant and 
Service 

Large 10+ $735 $380 
Professional Business $350 $180 
Lodging Business $560 $285 
Financial Institutions $875 $725 

Associate Members: Businesses outside the BID boundaries that would like to participate will be assessed $175. 

NOTE: Retail and restaurant businesses will be assessed on size which will be determined by number of employees, 
either full-time, or the equivalent made up of multiples of part-time employees. 

(b) Property within the District boundaries used for residential purposes are exempt from assessment within the 
District. 
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(c) The assessment for any new business established within the District shall be due and payable on the date of 
issuance of the business license or on the date the business first opens to the public, whichever first occurs. 
Said initial assessment shall be prorated on the basis of the remaining fiscal year. Thereafter, annual 
assessments will be due and payable on January 1 of each year. 

(§ 1, Ord. 06-98, eff. August 19, 1998; § 1, Ord. 007-07, eff. May 31, 2007)

Sec. 3-9.050. Collection of assessment and refunds.

(a) The City shall bill and collect from all businesses, trades, and professions within the District all assessments 
authorized by this chapter. Should the business, trade, or profession not pay their assessment, the City will 
collect delinquent assessments from the property owner of which the business, trade, or profession is 
located.

(b) The City shall pay any costs the City incurs for the process of billing and/or collecting the non-delinquent 
assessments for the Business Improvement District. 

(c) No refund upon termination of business within the business improvement district. The business assessments 
under the terms of this chapter are not refundable upon termination of a business or for any unused portion 
or term of the assessment year. 

(d) Collection of delinquent assessments. For delinquent assessments, the City may impose late payment 
penalties on businesses that fail to timely pay their respective assessments at a rate of 10% per month. If the 
assessment remains unpaid 60 days after the date of delinquency, the City may commence any action it 
deems appropriate or necessary to recover the delinquent assessments and late payment penalties. Any 
business which is delinquent in payment of its assessment shall be liable for all costs of collection of the 
delinquent assessment. 

All assessments which remain delinquent as of June 30 of each year may be collected in the same manner as 
the general taxes for the City for the forthcoming fiscal year, as follows:

(1) The City's Finance Department shall prepare a written report, which shall be filed with the City Clerk. 
The report shall describe each parcel of real property for which there are any assessment 
delinquencies during the preceding year, and the amount of delinquency. 

(2) The City Clerk shall publish notice of the report's filing and of the time and place of hearing on the 
report, prior to the date set for the hearing. The notice shall be published once a week for two 
successive weeks prior to the hearing. The Finance Department shall also mail written notice of the 
report's filing to each property owner whose property or parcel is identified as being subject to 
delinquent assessment charges. 

(3) At the time stated in the notice for the prehearing, the Finance Director and/or designee shall hear and 
consider all objections or protests, if any, to the report concerning the delinquencies in a "prehearing." 
Thereafter, the City Finance Director may revise, change, reduce, or modify any delinquency, or 
overrule any or all objections thereto. The Finance Director shall then make his or her determination 
on each delinquency identified in the report, and present the list to the City Council for final 
determination at the public hearing stated in the notice. 

(4) At the time stated in the notice, following the prehearing and prior to submission to the County of 
Sutter, the City Council shall hear and consider all objections or protests, if any, to the report 
concerning the delinquencies. Thereafter the City Council may adopt, revise, change, reduce or modify 
any delinquency or overrule any or all objections thereto. The City Council shall then make its 
determination on each delinquency identified in the report; the City Council's determination shall be 
final. 
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(5) Following the hearing, on or before August 10 of each year, the City Clerk shall file with the City's 
Finance Director a copy of the signed report to submit to the County. The Finance Director will submit 
a request to the County of Sutter to include the amount of delinquencies on the bills for taxes levied 
against the properties identified in the report. 

(§ 1, Ord. 06-98, eff. August 19, 1998; § 2, Ord. 007-07, eff. May 31, 2007)

Sec. 3-9.060. Purpose and use of assessment.

Revenue from the assessments levied in the District shall be used to fund improvements and activities to 
promote the District. Revenue from the assessments levied in the District shall not be used to provide 
improvements or activities which do not promote the District or for any purpose other than the purposes specified 
in the Act and the resolution of intention of the City Council concerning establishment of the District. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.070. Voluntary contributions to the District.

(a) The City or Advisory Board may accept voluntary contributions to the District's account by any person, 
business, or entity. The boundary of the District shall not be modified as a result of any voluntary 
contribution. A business which contributes voluntarily to the District shall not be considered a part of the 
District. 

(b) Upon a specific finding by the Advisory Board that the District would derive a benefit from the participation 
of a business which has voluntarily contributed to the District's account may participate in specified 
programs of the District for the billing period in which the voluntary contribution is made. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.080. Annual report to the City Council; conduct of hearing; levy of assessment.

(a) The Advisory Board shall prepare, on or before December 1, a report for each fiscal year for which 
assessments are to be levied and collected to pay the costs of the improvements and activities described in 
the report. The Advisory Board shall file the report with the City Clerk and shall specify the name of the 
District, the fiscal year to which the report applies, and, with respect to that fiscal year, shall contain all of 
the following: 

(1) The improvements and activities to be provided for that fiscal year. 

(2) An estimate of the cost of providing the improvements and the activities for that fiscal year. 

(3) The method and basis of levying the assessment in sufficient detail to allow each business owner to 
estimate the amount of the assessment to be levied against his or her business for that fiscal year. 

(4) The amount of any surplus or deficit revenues to be carried over from a previous fiscal year. 

(5) The amount of any contributions anticipated to be made from sources other than assessments levied 
pursuant to this part. 

(b) The Advisory Board's report may propose changes, including, but not limited to, the boundaries of the 
District of any benefit zones within the District, the basis and method of levying the assessments, and any 
changes in the classification of businesses. If such changes are proposed in the report, the report shall also 
include a detailed description of any such proposed changes. 
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(c) After the filing of the report, the City Council shall adopt a resolution of intention to levy an annual 
assessment for that fiscal year, and shall comply with the Act in preparing the resolution, setting the matter 
for a public hearing on the levy of the proposed assessment for that fiscal year, publishing notice of the 
public hearing, and conducting the public hearing. 

(d) At the conclusion of the public hearing, the City Council may adopt a resolution confirming the report as 
originally filed, or as modified by the City Council. The adoption of the resolution shall constitute a levy of an 
assessment for the fiscal year referred to in the report. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.090. District revenues not to offset City services.

The City shall not use or require the Advisory Board to use District revenues to offset City expenditures for 
capital improvement projects in the District and maintenance of City property and public works, including, without 
limitation, public property, sidewalk, street and restroom cleaning and maintenance, and tree maintenance. The 
City shall not diminish the level or standard of maintenance or capital improvement projects in the District solely 
because of the existence of District revenues. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.100. Public parking.

The District's revenues, whether generated by assessment or voluntary contribution, shall not be used to 
acquire and/or construct public parking within the District, unless such use of the revenues is specifically approved 
by a majority vote of the business owners in the District as set forth in Section 3-9.030. 

(§ 1, Ord. 06-98, eff. August 19, 1998)

Sec. 3-9.110. Modification or disestablishment of the District.

(a) The City Council may modify the boundaries of the District, the boundaries of the benefit zones, the amount, 
basis or method of levy of the assessments, and any improvements or activities to be funded with revenues 
derived from the levy of assessments. Any modifications shall be made pursuant to the procedures set forth 
in the Act. 

(b) The City Council may disestablish the District as set forth in the Act. Any action to disestablish the District 
shall be taken pursuant to the procedures set forth in the Act. 

(c) Upon the disestablishment of the District, any remaining revenues derived from the levy of assessments, or 
any revenues derived from the sale of assets acquired with the revenues, shall be refunded to the owners of 
the businesses then located and operating within the District as required by the Act. 

(§ 1, Ord. 06-98, eff. August 19, 1998)
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Agenda Item 10 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Development Services Department  
    
Presentation By: Jaspreet Kaur, Associate Planner  
    
 

 
 
Summary  
    
Subject: Adopt an Ordinance to approve Rezone 24-04 for the Gary Smith project located 

at 2192 Live Oak Blvd  
    
Recommendation: Adopt an Ordinance of the City Council of the City of Yuba City to adopt Rezone 

(RZ) 24-04 rezoning 0.43 acres Light Industrial District (M-1) Zone District to 
Community Commercial (C-2) Zone District, for the Smith project, located at 
2192 Live Oak Blvd (APN 51-490-028), by title only and waive the second 
reading 

    
Fiscal Impact: The cost for processing land use entitlements is partially funded by the project 

applicant through the payment of application fees  
    
 

 
 
Purpose: 
  
To adopt Rezone (RZ) 24-04 for the Gary Smith project. 
  
Council’s Strategic Goal: 
  
This item meets the City Council’s strategic goal of business friendly.  
 
Background: 
 
The applicant, Gary Smith, filed for an application for General Plan Amendment 24-02 and Rezone 24-
04 to change the land use and zoning from Manufacturing, Processing, and Warehousing, Light 
Industrial District (M-1) to Community Commercial District (C-2).   
  
On November 13, 2024, the Yuba City Planning Commission conducted a public hearing, and the 
Planning Commission unanimously voted to adopt Resolution PC 24-17 recommending approval to the 
City Council together with Environmental Assessment 24-09.  There was no opposition expressed by 
the public at the Planning Commission meeting. 
 
On December 17, 2024, the City Council conducted a Public Hearing for the entitlements and voted 5-0 
to approve GPA 24-02 and Environmental Assessment 24-09, and voted to advance RZ 24-04 to a 
second reading on January 21, 2025.  
 
Analysis 
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The project site is located on the southwest corner of Live Oak Blvd. and Northgate Drive, and currently 
has an existing building, paved parking and landscaping.   Access to the site is provided from both Live 
Oak Blvd and Northgate Drive.  
  
This project requests to amend the General Plan Land Use Designation and Zoning District to 
Community Commercial.  The applicant is proposing to use the building for professional services, which 
currently isn’t permitted in the M-1 District (industrial uses), therefore a General Plan Amendment and 
Rezoning is required.  
  
Converting the building’s use requires a building permit and the project will need to comply with the C-2 
District development standards which include building height, setbacks, lighting, landscaping, parking, 
signage, and trash enclosures.  
  
Traffic: Due to the property’s small size, staff does not anticipate redevelopment of the site will result in 
significant traffic generation. The Public Works Department concluded that local street improvements 
will mitigate traffic concerns, and potential impacts on nearby streets due to this project will be less than 
significant.   
 
Environmental Considerations 
  
The City Council of the City of Yuba City has concurrently approved EA 24-10 by adopting an Initial 
Study/Mitigated Negative Declaration and accompanying Mitigation Monitoring  and Reporting 
 Program for the  project.  With the project specific mitigations imposed, there is no substantial 
evidence in the record that this project may have significant direct, indirect, or cumulative effects on the 
 environment.  No further CEQA is required, as CEQA has been completed for this project.   
 
Fiscal Impact: 
 
The cost for processing land use entitlements is partially funded by the project applicant through the 
payment of application fees. 
  
Alternatives: 
  
1. Deny the application to approve Rezone 24-04.  
2. Provide staff with alternate direction.  
 
Recommendation: 
  
Adopt an Ordinance of the City Council of the City of Yuba City to adopt Rezone (RZ) 24-04 rezoning 
0.43 acres Light Industrial District (M-1) Zone District to Community Commercial (C-2) Zone District, for 
the Smith project, located at 2192 Live Oak Blvd (APN 51-490-028), by title only and waive the second 
reading.  
 
Attachments: 
1. Attachment 1 - Ordinance 
2. Exhibit A - Zoning Map 
 
Prepared By: Submitted By: 
Jaspreet Kaur 
Associate Planner  

Diana Langley 
City Manager  
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ORDINANCE NO. ____

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF YUBA CITY TO 
ADOPT REZONE 24-04 FOR THE GARY SMITH PROJECT LOCATED ON 
APPROXIMATELY 0.43 ACRES AT 2192 LIVE OAK BLVD. (ASSESSOR’S 
PARCEL NUMBER 51-490-028).
 
WHEREAS, the City received an application for a General Plan Amendment to amend the 

General Plan Land Use Map from Manufacturing, Processing, and Warehousing, (O) land use 
designation to a Community Commercial designation, and a Rezone for this same property, 
revising the zoning from a M-1 Zone District to an C-2 Zone District; and

WHEREAS, this property is within Yuba City’s city limits and the property owner wished 
to develop their property to urban levels; and

WHEREAS, pursuant to the authority and criteria contained in the California 
Environmental Quality Act of 1970 (“CEQA”), the City, as the Lead Agency, has analyzed the 
proposed Project and has prepared an Initial Study proposing a Mitigated Negative Declaration 
(EA 24-09) for the Project; and 

WHEREAS, on November 13, 2024, the Planning Commission concurrently conducted a 
duly noticed public hearing on the applications, as well as Environmental Assessment, at which 
time it received input from City Staff, the applicant; public comment portion was opened, and 
public testimony and evidence, both written and oral, was considered by the Planning 
Commission, after which public testimony was closed; and

WHEREAS, the Planning Commission reviewed all associated documents prepared for 
the Project, including that related to the applications, and all of the evidence received by the 
Planning Commission; and

WHEREAS, after deliberation and consideration of all relevant items, the Planning 
Commission recommended the City Council of the City of Yuba City adopt a resolution approving 
EA 24-09 and GPA 24-02, and adopt an ordinance approving RZ 24-04;

WHEREAS, on December 17, 2024, the City Council conducted a Public Hearing to 
consider the GPA 24-02, RZ 24-04, and EA 24-09, and received both oral testimony and written 
information presented at the hearing regarding the same; and

WHEREAS, the City Council of Yuba City considered said recommendations of the 
Planning Commission on the matter and after review and consideration of the Environmental 
Assessment, the City Council now desires to approve the project; and

WHEREAS, the City Council desires to approve RZ 24-04;  

NOW, THEREFORE, the City Council of the City of Yuba City does ordain as follows:

1. Recitals.  The City Council finds that the recitals are true and correct, and incorporates the 
same herein as if set forth in full.

2. CEQA Findings:  The City Council of the City of Yuba City has concurrently approved EA 24-
09 by adopting an Initial Study/Mitigated Negative Declaration and accompanying Mitigation 
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Monitoring and Reporting Program for the project. With the project specific mitigations 
imposed, there is no substantial evidence in the record that this project may have significant 
direct, indirect, or cumulative effects on the environment. No further CEQA is required, as 
CEQA has been completed for this project.

3. Rezone Findings. The City Council finds that Rezone 24-04 is consistent with the General 
Plan as amended by General Plan Amendment 24-02. The City Council finds that Rezone 
24-04 i) is consistent with the General Plan goals and policies as amended and as further 
described in the City Council’s Resolution approving General Plan Amendment 24-02; ii) is 
consistent with the purpose of the zoning ordinance to promote and protect the public’s health, 
safety, peace, comfort, convenience and general welfare; iii) the project would provide open 
space, light, air, privacy, convenience, access, aesthetic values, protection of environmental 
values, and protection of public and private improvements; and iv) the project will allow for 
the creation of quality economic growth and development for the City.

4. Approval of RZ 24-04.  Based on the information provided above, the City Council of Yuba 
City adopts an Ordinance approving RZ 24-04 and reclassify the zone districts for those 
districts as depicted in Exhibit “A,” which is incorporated by reference. 

5. Severability.  If any section, subsection, sentence, clause, phrase, or portion of this ordinance 
is, for any reason, held to be invalid or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of 
this ordinance. The City Council hereby declares that it would have adopted this ordinance 
and each section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the 
fact that any one or more sections, subsections, sentences, clauses, phrases, or portions 
thereof may be declared invalid or unconstitutional.

6. Publication. The City Clerk shall certify to the adoption of this Ordinance and cause it to be 
published, in accordance with Government Code, Section 36933, or as otherwise required by 
law.

7. Effective Date of Resolution.  This ordinance shall take effect and be in full force and effect 
from and after thirty (30) days after its final passage and adoption and the City Council of the 
City of Yuba City adopts a final resolution authorizing amendment of the General Plan and 
identifying General Plan Amendment 24-02 as a component of the same. 

I HEREBY CERTIFY that the foregoing Ordinance was introduced by the City Council after 
waiving reading, except by Title, at a regular meeting thereof held on the 17th day of December 
2024, and adopted the Ordinance after the second reading at a regular meeting held on the 21st 
day of January 2024, by the following vote:

Ayes:  

Noes: 

Absent:

Recused:

CITY OF YUBA CITY
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_____________________________
Dave Shaw, Mayor

ATTEST:

______________________________
Ciara Wakefield, Deputy City Clerk     
 

                  APPROVED AS TO FORM
COUNSEL FOR YUBA CITY

                                                                                                  _________________________________
Shannon Chaffin, City Attorney

Aleshire & Wynder, LLP

Exhibit A: Rezone Map, RZ 24-04

I, ______________________________, Deputy City Clerk of the City of Yuba City, California, 
DO HEREBY CERTIFY that the foregoing is a true and accurate copy of the Ordinance passed 
and adopted by the City Council of the City of Yuba City on the date and by the vote indicated 
herein.
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Agenda Item 11 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Development Services Department  
    
Presentation By: Jaspreet Kaur, Associate Planner  
    
 

 
 
Summary  
    
Subject: Adopt an Ordinance to approve Planned Development 19: Brownstone Estates, 

located on North Colusa Frontage Road between Hooper Road and El Margarita 
Road  

    
Recommendation: Adopt an Ordinance of the City Council of the City of Yuba City approving 

Planned Development 19, on 7.84 acres located on the north side of North 
Colusa Frontage Road between Hooper Road and El Margarita Road 
(Assessor’s Parcel Numbers 62-082-019, -020, -021) by title only and waive the 
second reading 

    
Fiscal Impact: The cost for processing land use entitlements is partially funded by the project 

applicant through application fees  
    
 

 
 
Purpose: 
 
Consideration of Planned Development 19, for the Brownstone Estates project. 
  
Council’s Strategic Goal: 
  
This item meets the City Council’s strategic goal of business friendly. 
  
Background: 
 
The applicant, YC Hooper Adventure, filed applications for a General Plan Amendment (GPA) 24-03, 
Tentative Subdivision Map (TSM) 24-04 and Planned Development (PD) 19, Brownstone Estates.  
  
On November 13, 2024, the Yuba City Planning Commission conducted a public hearing and unanimously 
adopted a resolution recommending approval to City Council the following entitlements: 
  
GPA 24-03: redesignate 7.84 acres from an Office/Office Park (O) land use designation to a low density 
residential (LDR) designation. The LDR land use designation provides for single-family residential 
development at a density range of 2 to 8 dwelling units per acre, and related uses.     
 
TSM 24-04: subdivide the subject parcels into 54 new single-family residential lots, resulting in 6.89 
DU/AC, which is consistent with the proposed general plan designation. 
 
PD 19 identifies the development standards that will apply to this subdivision. The applicant proposes to 

Page 58 of 515



amend certain development standards from what is found in the Yuba City Municipal Code.    
 
On December 17, 2024, the City Council conducted a Public Hearing for GPA 24-03, Environmental 
Assessment 24-03, TSM 24-04 and PD 19.  The City Council voted 5-0, to approve the entitlement 
applications and voted to advance PD 19 to a second reading on January 21, 2025.  
 
Analysis 
 
The 7.84-acre property is level.  The site is zoned for single-family residential homes, however, the 
General Plan designation is Office and Office Park.  The General Plan Amendment will align the zoning 
and general plan to coincide.   Additionally, there is residential development to the north of the property 
that was approved by Planning Commission on November 10, 2021, Henson Ranch (TSM 21-01). 
  
Traffic 
  
The homes will primarily access Hooper Road and El Margarita Road. The development will improve 
adjacent street sections to City standards for the length of the property, consistent with Yuba City roadway 
design standards.   
  
Flecker Associates completed a trip generation comparative analysis and concluded that the proposed 
project will generate fewer trips than the original project, Henson Farms Apartments (138-unit apartment 
complex).   The proposed single family residential project is expected to generate 509 daily trips, with 38 
trips in the a.m. peak hour, and 51 trips in the evening p.m. peak hour.  The previous project estimated 
about 930 daily trips, 55 a.m. peak hour trips and about 70 p.m. peak hour trips. Previous mitigation 
measures for the Henson Farms Apartment project are proposed to be carried forward with the current 
proposed applicant (flashing beacon light).    
  
 Planned Development 19 
  
All development standards in the R-1 Zone District apply to these properties, except as amended below: 
   

PD 19 Development & Design Standards 
Category For Lots Less Than 5,500 

sq. ft. 
For Lots 5,500 sq. ft. or 
Greater 

Minimum Lot Size 4,400 sq. ft. (corner) / 
3,400 sq. ft. (interior, cul-
de-sac, knuckle) 

5,500 sq. ft. (corner) / 5,000 sq. 
ft. (interior, cul-de-sac, knuckle) 

Minimum Lot Width 40 ft. (interior) / 44 ft. 
(corner) 

50 ft. (interior) / 55 ft. (corner) 

Minimum Lot Depth 75 ft. 85 ft. 
Maximum Percentage of Lot 
Coverage 

50% (2-story) / 60% (1-
story) 

45% (2-story) / 55% (1-story) 

Minimum Front Yard Setback 12 ft. to back of sidewalk 15 ft. to back of sidewalk 
Minimum Garage Yard Setback 18 ft. (or 10 ft. for side 

loading with 18 ft. 
driveway) 

20 ft. (or 10 ft. for side loading 
with 20 ft. driveway) 

Minimum Porch/Courtyard 
Setback 

10 ft. 12 ft. 

Minimum Street Side Yard 
Setback 

10 ft. to back of sidewalk 10 ft. to back of sidewalk 
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Minimum Interior Side Yard 
Setback 

5 ft. (3 ft. for 
fireplace/media 
protrusions) 

5 ft. (3 ft. for fireplace/media 
protrusions) 

Minimum Rear Yard Setback 10 ft. 15 ft. 
Distance Between Buildings on 
Same Lot 

3.5 ft. (single-story) / 5.0 ft. 
(two-story) 

5.0 ft. (single-story) / 10.0 ft. 
(two-story) 

Maximum Building Height 2 stories, not to exceed 38 
ft. 

2 stories, not to exceed 38 ft. 

  
Noise  
  
To address the potential noise impacts of the development an Environmental Noise Assessment was 
prepared by Saxelby Acoustics (attached to the Environmental Assessment as Appendix C). The study 
addressed both the impacts the project would have on existing neighboring residences and the impacts 
the noise from State Route 20 would have on the new residences, with a six-foot masonry wall adjacent to 
North Colusa Frontage Road. 
  
Exterior Noise: Per the noise study that was completed, the proposed outdoor activity areas are predicted 
to be exposed to noise levels up to approximately 67 dBA Ldn. This would be considered “Conditionally 
Acceptable” (60 dBA Ldn to 70 dBA Ldn) under the Yuba City General Plan Land Use Compatibility Table. 
Therefore, no additional exterior noise control measures would be required. 
  
Interior Noise: The exterior noise levels are predicted to be 70 dBA Ldn, or less, no additional interior 
noise control measures are typically required at the second floor of the buildings closest to SR-20.  This 
would result in interior noise levels of up to 45 dBA Ldn at the second story receivers based on typical 
building construction. Per the General Plan, this is considered “Conditionally Acceptable” and no 
additional noise control measures are required to reduce interior noise to acceptable levels.  
  
Availability of City services: 
  
City water and wastewater collection are available to the property. A stormwater drainage system is 
nearby that will be operated and maintained by the City and which connects with the greater system that 
is operated by the Sutter County Water Agency that drains into the Live Oak Canal.       
 
Environmental Determination: 
 
The City Council of the City of Yuba City has concurrently approved EA 24-10 by adopting an Initial 
Study/Mitigated Negative Declaration and accompanying Mitigation Monitoring  and Reporting Program 
for  the project. With  the project specific  mitigations imposed, there is no substantial evidence in the 
record that this project may have significant direct, indirect, or cumulative effects on  the environment.  No 
further CEQA  is required, as CEQA has been completed for this project. 
  
Fiscal Impact: 
 
The cost for processing land use entitlements is partially funded by the project applicant through the 
payment of application fees.  
  
Alternatives: 
 
1. Deny Planned Development 19.  
2. Provide staff with alternate directions.   
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Recommendation:  
  
Adopt an Ordinance of the City Council of the City of Yuba City approving Planned Development 19, on 
7.84 acres located on the north side of North Colusa Frontage Road between Hooper Road and El 
Margarita Road (Assessor’s Parcel Numbers 62-082-019, -020, -021) by title only and waive the second 
reading.  
 
Attachments: 
1. Ordinance 
2. Exhibit A - PD Criteria of Development 
3. Exhibit B -GP 24-03 Land-Use Map 
 
Prepared By: Submitted By: 
Jaspreet Kaur 
Associate Planner  

Diana Langley 
City Manager  
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ORDINANCE NO. ____

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF YUBA CITY 
APPROVING PLANNED DEVELOPMENT FOR 54 SINGLE FAMILY 
RESIDENTIAL LOTS, LOCATED ON THE NORTH SIDE OF NORTH COLUSA 
FRONTAGE ROAD BETWEEN HOOPER ROAD AND EL MARGARITA ROAD 
(ASSESSOR’S PARCEL NUMBERS 62-082-019, -020, -021).  

WHEREAS, the City received an application in June 2024 for General Plan Amendment 
(GPA) 24-03, Planned Development (PD) 19, Tentative Subdivision Map (TSM) 24-04, to 
subdivide 7.84 acres into 54 single-family residential lots, located on the north side of Colusa 
Frontage Road between Hooper Road and El Margarita Road; and

WHEREAS, P9 18 will modify certain development standards in the R-1 District in an 
effort to reduce minimum parcel sizes and other standards.  Proposed development standard 
modifications include allowing for reduced minimum lot sizes of 3,000 square feet and 3,500 
square feet for corner lots, reducing minimum required lot widths, yard setbacks, garage setbacks 
and minimum required distances between buildings on the same lot. The purpose of these 
modifications is to accommodate a more compact project design as further shown in the PD 19 
Zone District (Exhibit A); and 

WHEREAS, pursuant to the authority and criteria contained in the California 
Environmental Quality Act of 1970 (“CEQA”), the City, as the Lead Agency, has analyzed the 
proposed project and has prepared an Initial Study proposing a Mitigated Negative Declaration 
(EA 24-10) for the project; and 

WHEREAS, on November 13, 2024, the Planning Commission concurrently conducted a 
duly noticed public hearing on Planned Development 19, at which time it received input from City 
Staff, public comment portion was opened, and public testimony and evidence, both written and 
oral, was considered by the Planning Commission, after which public testimony was closed; and

WHEREAS, the Planning Commission has reviewed all associated documents prepared 
for the project, including those related to the application and all of the evidence received by the 
Planning Commission; and

WHEREAS, after deliberation and consideration of all relevant items, the Planning 
Commission recommended the City Council of the City of Yuba City approve Planned 
Development 19, with a map included and development standards reflected; and

WHEREAS, on December 17, 2024, the Yuba City Council conducted a duly noticed 
public hearing on the project, at which time it received input from City Staff; public comment 
portion was opened, and public testimony and evidence, both written and oral, was considered 
by the City Council, after which public testimony was closed and this ordinance introduced; and

WHEREAS, the City Council of Yuba City considered said recommendations of the 
Planning Commission on the matter and after review and consideration, the City Council desires 
to approve PD 19 as refined. 
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NOW, THEREFORE, the City Council of the City of Yuba City does ordain as follows:

1. Recitals:  The City Council finds that the recitals are true and correct and incorporates 
the same herein as if set forth in full.

2. CEQA Findings:  The City Council of the City of Yuba City has concurrently approved EA 24-
10 by adopting an Initial Study/Mitigated Negative Declaration and accompanying Mitigation 
Monitoring and Reporting Program for the project. With the project specific mitigations 
imposed, there is no substantial evidence in the record that this project may have significant 
direct, indirect, or cumulative effects on the environment. No further CEQA is required, as 
CEQA has been completed for this project.

3. Planned Development Findings: Yuba City Municipal Code Section 8-5.2706 requires that the 
City make the following findings in order to approve a Planned Development (the required 
findings are in italics). 

a. The proposal is consistent with the General Plan. 

Evidence. The proposed subdivision creating 54 single-family residential lots is consistent with 
General Plan Policy 3.5-I-1, the lot sizes are consistent with the land use designation and 
provides for a density range of 2-8 units per acre.  The proposed projects overall density of 
approximately 6.89 DU/AC is within the established density range.  The proposed lot 
configuration and layout will integrate into the existing street network and surrounding land 
uses.  The proposed subdivision will construct pedestrian facilities that will serve the 
neighborhood and facilitate a walkabout community. 

b. The proposal is consistent with the planned surrounding land uses. 

Evidence. The proposed lot configurations and layout will integrate into the existing street 
network and surrounding land uses. The proposed map will construct pedestrian facilities that 
will serve the neighborhood and facilitate a walkable community. 

c. There are or will be adequate public facilities available to properly serve the development, 
including streets to adequately handle the anticipated traffic. 

Evidence. The site is level and will be served by the full range of City services. City water 
and wastewater collection are available to the property. A stormwater drainage system is 
nearby that will be operated and maintained by the City and which connects with the greater 
system that is operated by the Sutter County Water Agency that drains into the Live Oak 
Canal.    

 
d. The quality of the development is as good or better than would be accomplished through 

traditional zoning and design standards. 

Evidence. As discussed in item a) above, this project is consistent with the City’s General 
Plan goals and policies including the established density range for LDR designated land. The 
project is conditioned to meet all City development and improvement standards including 
water, wastewater, stormwater drainage systems, street cross-sections, streetscape 
landscaping, and park facilities or applicable in-lieu fees. The proposed project will be subject 
to compliance with the R-1 development standards as amended by the proposed PD 19 Zone 
District.
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4. Approval of Planned Development 19: The City Council hereby approves Planned 
Development 19 for Brownstone Estates, rezoning approximately 7.84 acres located on the 
north side of North Colusa Frontage Road between Hooper Road and El Margarita Road, to 
add the “PD 19” designation as set forth in in Exhibit B, and subject to the Development 
Standards as set forth in Exhibit A. 

5. Severability.  If any section, subsection, sentence, clause, phrase, or portion of this ordinance 
is, for any reason, held to be invalid or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of 
this ordinance. The City Council hereby declares that it would have adopted this ordinance 
and each section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the 
fact that any one or more sections, subsections, sentences, clauses, phrases, or portions 
thereof may be declared invalid or unconstitutional.

6. Publication. The City Clerk shall certify to the adoption of this Ordinance and cause it to be 
published, in accordance with Government Code, Section 36933, or as otherwise required by 
law.

7. Effective Date of Resolution.  This ordinance shall take effect and be in full force and effect 
from and after thirty (30) days after its final passage and adoption. 

I HEREBY CERTIFY that the foregoing Ordinance was introduced by the City Council after 
waiving reading, except by Title, at a regular meeting thereof held on the 17th day of December 
2024, and adopted the Ordinance after the second reading at a regular meeting held on the 21st 
day of January 2024, by the following vote:

Ayes:

Noes: 

Absent:    

Recused:

CITY OF YUBA CITY

_____________________________
Dave Shaw, Mayor

ATTEST:
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______________________________
Ciara Wakefield, Deputy City Clerk     

 
                  APPROVED AS TO FORM

COUNSEL FOR YUBA CITY

                                                                                                  _________________________________
Shannon Chaffin, City Attorney
Aleshire & Wynder, LLP

Attachments:

Exhibit A: Planned Development 19 Criteria of Development
Exhibit B: Land Use Map
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EXHIBIT A
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The following criterion of development is proposed for Brownstone Estates located on Colusa 
Frontage Road between Hooper Road and El Margarita Road.  We used the development criteria 
in the BSMP Low Density Residential Standard as shown on Table A-1 except for a few minor 
items.  We understand this project is not located in BSMP but that was our starting point.  We 
understand any item not changed would default to Yuba City Standards not the BSMP standards.  
The Development Standards for Brownstone Estates are proposed as follows.: 
 
Development Standards. 
 
Maximum Density (R-1): General Plan Designation (8 units per acre) 
Minimum Density (R-1): General Plan Designation (2 dwelling per acre) 
Minimum Lot Size: For lots less than 5,500 square feet lots shall be 4,400 square feet for 

corner; 3,400 square feet for interior lots, cul-de-sac, and knuckle 
lots.  For lots equal to or greater than 5,500 square feet lots shall be 
5,500 square feet for corner; 5,000 square feet for interior lots, cul-
de-sac, and knuckle lots. 

Minimum Lot Width: For lots less than 5,500 square feet lots shall be 40 feet for interior 
lots and 44 feet for corner lots.  For lots equal to or greater than 
5,500 square feet lots shall be 50 feet for interior lots and 55 feet for 
corner lots.  (*Lot width measured at the front property line except 
for lots on cul-de-sacs and knuckles where lot width is measured at 
the front setback) 

Minimum Lot Depth: For lots less than 5,500 square feet lots shall be 75 feet.  For lots 
equal to or greater than 5,500 square feet lots shall be 85 feet.  (*Lot 
width measured at the front property line except for lots on cul-de-
sacs and knuckles where lot width is measured at the front setback).  
These refer to average minimum depth. 

Maximum Percentage of 
Lot Coverage: 

For lots less than 5,500 square feet lots shall be 50% for 2-story and 
60% for 1-story.  For lots equal to or greater than 5,500 square feet 
lots shall be 45% for 2-story and 55% for 1-story.  (*Lot width 
measured at the front property line except for lots on cul-de-sacs and 
knuckles where lot width is measured at the front setback). 

Minimum Yards: Front - For lots less than 5,000 square feet lots shall be 12 feet to 
back of sidewalk.  For lots equal to or greater than 5,000 square feet 
lots shall be 15 feet to back of sidewalk. 
Garages - For lots less than 5,500 square feet lots shall be 18.0 feet 
and side loading garages shall be 10 feet as long as the length of the 
driveway exceeds 18.0 from the back of sidewalk.  For lots equal to 
or greater than 5,500 square feet lots shall be shall be 20.0 feet and 
side loading garages shall be 10 feet as long as the length of the 
driveway exceeds 20.0 from the back of sidewalk. 
Porch/Courtyard - For lots less than 5,000 square feet lots shall be 
10 feet.  For lots equal to or greater than 5,000 square feet lots shall 
be 12 feet. 
Street Side – 10 feet to back of sidewalk. 
Interior Side – 5 feet, except fire place and media protrusions shall 
not less than 3 feet. 
Rear – For lots less than 5,500 square feet lots shall be 10 feet.  For 
lots equal to or greater than 5,500 square feet lots shall be 15 feet. 
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Distance Between 
Buildings on Same Lot: 

For lots less than 5,500 square feet lots shall be 3.5 feet for single 
story and 5.0 feet for two-story.  For lots equal to or greater than 
5,500 square feet lots shall be 5.0 feet for single story and 10.0 feet 
for two-story. 

Maximum Building 
Height: 

2 stories not to exceed 38 feet, except as provided in Article 56 of 
the Yuba City Zoning Regulations. 

Exterior Lighting As provided in Article 58. 
Fences, Walls, Hedges, and 
Intersection Visibility 

As provided in Article 59. 

Off-street Parking and 
Loading 

As provided in Article 61. 

Public Improvements As provided in Article 62. 
Signs: As provided in Article 63. 
Trash Enclosures As provided in Article 64. 

 
If item is not listed or modified, the criteria shall meet or exceed the Yuba City Development 
Standards and Guidelines for Low Density Residential Development Standards. 
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Agenda Item 12 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Ciara Wakefield, City Clerk  
    
 

 
 
Summary  
    
Subject: Appointment to Regional Housing Authority  
    
Recommendation: Approve the Mayor's Recommendation for Citizen Appointment to the Regional 

Housing Authority effective January 31, 2025 
    
Fiscal Impact: None  
    
 

 
 
Purpose: 
 
To fill vacancy on the Regional Housing Authority Board. 
 
Background: 
 
The by-laws of the Regional Housing Authority state that each jurisdiction shall appoint two members 
to the Housing Authority Board: 1) a City Council member, and 2) a citizen appointment for a term of 
four years (California Health & Safety Code 34246.5).  
 
Analysis: 
 
Anthony Kurlan has served as the City's citizen representative since 12/31/20. With his 4-year term 
recently ending, Mayor Shaw recommends the following: 
 
Recommendation Board Term Start Term End 
Michael McFarlane Regional Housing Authority 1/31/25 1/30/29 
 
Fiscal Impact:   
 
None. 
 
Alternatives: 
 
Consider other citizens for appointment to the Regional Housing Authority Board. 
 
Recommendation: 
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Approve the Mayor's Recommendation for Citizen Appointment to the Regional Housing Authority 
effective January 31, 2025. 
 
Attachments: 
None 
 
Prepared By: Submitted By: 
Ciara Wakefield 
City Clerk  

Diana Langley 
City Manager  
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Agenda Item 13 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Dave Shaw, Mayor  
    
 

 
 
Summary  
    
Subject: Alternate Appointment to the City of Yuba City Senior Commission  
    
Recommendation: Approve the appointment recommendation of Leonard Brunelle as an Alternate 

to the Senior Commission effective 2/28/25 
    
Fiscal Impact: None  
    
 

 
 
Purpose: 
 
To fill alternate vacancy on the Yuba City Senior Commission.   
 
Background: 
 
The Senior Commission acts in an advisory capacity to the City Council, City Manager, and Community 
Services Department in all general matters related to the planning and implementation of City programs 
and services designed to address the needs of the aged population in Yuba City.  
 
The Senior Commission consists of five (5) Commissioners confirmed by the City Council. The City 
Council may choose to appoint one (1) alternate member to the Commission, who would serve 
normally as a non-voting member. In the absence of a regular member of the Commission, the 
alternate member would take the absent individual's seat and have the right to vote. Currently the 
alternate position is unfilled.  
  
The application and selection process for the vacant alternate position on the Senior Commission is 
complete. Mayor Shaw recommends the following appointment:  
  

Commission Name Term Start Term End 
Senior Commission (Alternate)  Leonard Brunelle 02/28/2025 02/27/2029  

 
Fiscal Impact:   
 
None 
 
Alternatives: 
 
1. Consider other candidates for the Senior Commission (Alternate) position 
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2. Leave alternate position vacant 
 
Recommendation: 
 
Approve the appointment recommendation of Leonard Brunelle as an Alternate to the Senior 
Commission effective 2/28/25.  
 
Attachments: 
None 
 
Prepared By: Submitted By: 
Ciara Wakefield 
City Clerk  

Diana Langley 
City Manager  
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Agenda Item 14 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Public Works  
    
Presentation By: Ben Moody, Public Works & Development Services Director  
    
 

 
 
Summary  
    
Subject: Harter Marketplace Parcel Map (Acceptance of Public Improvements)  
    
Recommendation: Adopt a Resolution accepting certain street and related improvements pursuant to 

the Harter Marketplace Improvement Agreement with Harter Packing Group, LLC, a 
California Limited Liability Company and Dharni Lada Yuba City, LLC, a California 
Limited Liability Company and authorizing the Developer to file a Notice of 
Completion. [Development is located on the west side of Harter Parkway and north 
of State Route 20] 

    
Fiscal Impact: City will become responsible for maintenance costs of the public 

improvements.  
    
 

 
 
Purpose: 
 
To accept the infrastructure improvements associated with the Harter Marketplace Parcel Map for 
public use and initiate the one (1) year warranty period. 
  
Council’s Strategic Goal: 
 
Acceptance of these improvements aligns with the Council's Strategic Goal related to 
Infrastructure.  The action is necessary to comply with the Development Improvement Agreement 
and transfer the private development to the City as public infrastructure. 
 
Background: 
 
On March 19, 2024, Council authorized Resolution No. 24-025 to execute an Improvement 
Agreement with the Developer, Harter Packing Group, LLC, a California Limited Liability Company 
and Dharni Lada Yuba City, LLC, a California Limited Liability Company, regarding the 
development of the Harter Marketplace Parcel Map (PM 19-03) (Attachment 2).  Per the 
agreement, the Developer was to construct the determined improvements and, upon completion, 
dedicate and offer the improvements to the City to constitute public improvements. 
  
Analysis: 
  
The Harter Marketplace Parcel Map street and related improvements have been constructed to the 
satisfaction of the City.  At this time, the Developer is requesting acceptance of the improvements 
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so that the one (1) year warranty period can begin.  All of the required improvements within the 
development have been constructed in conformance with the approved plans and specifications. 
With the acceptance, the Developer will provide security for the guarantee and warranty of the 
work in the amount of 10% of the cost of the improvements, which equates to $ 206,800.00.   
  
Fiscal Impact: 
  
With the acceptance of the improvements, the City will become responsible for the ongoing 
maintenance of the public improvements, including the water, sewer, storm-drain lines, streets, 
streetlights, and landscaping.   The parcels within the development will participate in Lighting and 
Landscape Maintenance District No. 6A_3, which will pay for the proportional share of the 
maintenance of the streetlights and landscaping.  Maintenance costs for the water and sewer lines 
will come from the Water Enterprise and Sewer Enterprise funds, respectively.  
 
Alternatives: 
  
Do not accept the improvements. 
  
Recommendation: 
  
Adopt a Resolution accepting certain street and related improvements pursuant to Harter 
Marketplace Improvement Agreement with Harter Packing Group, LLC, a California Limited 
Liability Company and Dharni Lada Yuba City, LLC, a California Limited Liability Company, and 
authorizing the Developer to file a Notice of Completion.  [Development is located on the west side 
of Harter Parkway and north of State Route 20]  
 
Attachments: 
1. Resolution accepting Harter Marketplace Parcel Map Improvements  
2. Location Map of Harter Marketplace Parcel Map  
 
Prepared By: Submitted By: 
Kevin Bradford 
Deputy PW Director – Engineering  

Diana Langley 
City Manager  
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ATTACHMENT 1
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RESOLUTION NO. _______

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY 
ACCEPTING CERTAIN STREET AND RELATED IMPROVEMENTS 

PURSUANT TO THE HARTER MARKETPLACE PARCEL MAP 
IMPROVEMENT AGREEMENT DATED MARCH 19TH, 2024 BETWEEN 
HARTER PACKING GROUP, LLC, A CALIFORNIA LIMITED LIABILITY 

COMPANY AND DHARNI LADA YUBA CITY, LLC, A CALIFORNIA LIMITED 
LIABILITY COMPANY, AND AUTHORIZING THE DEVELOPER TO FILE THE 

NOTICE OF COMPLETION.

WHEREAS, the City of Yuba City (City) has heretofore contracted with Harter Packing 
Group, LLC, a California Limited Liability Company and Dharni Lada Yuba City, LLC, a California 
Limited Liability Company for certain work pursuant to that Harter Marketplace parcel Map 
Improvement Agreement dated March 19th, 2024, between the City of Yuba City and Harter 
Packing Group, LLC, a California Limited Liability Company and Dharni Lada Yuba City, LLC, a 
California Limited Liability Company as a condition of approval for Parcel Map No. 19-03; and

WHEREAS, said work of improvements called for by said Agreement for street and related 
improvements was completed to the satisfaction of the City, and a maintenance bond insuring the 
work of improvements from a maintenance standpoint for a period of one (1) year from and after 
completion has been provided.

NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the City Council of the City 
of Yuba City hereby accepts the work performed on those certain improvements, the subject of 
the Improvement Agreement between the City of Yuba City and Harter Packing Group, LLC, a 
California Limited Liability Company and Dharni Lada Yuba City, LLC, a California Limited Liability 
Company, and authorizes and directs the Developer to execute and record a Notice of Completion 
in connection with said work of improvement.

The foregoing Resolution was duly and regularly introduced, passed, and adopted by the 
City Council of the City of Yuba City at a regular meeting thereof held on the 21st day of January 
2025.

AYES:

NOES:

ABSENT:

     
Dave Shaw, Mayor

ATTEST:

Ciara Wakefield, City Clerk
APPROVED AS TO FORM

COUNSEL FOR YUBA CITY:

    
Shannon Chaffin, City Attorney
          Aleshire & Wynder, LLP
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Agenda Item 15 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Public Works  
    
Presentation By: Ben Moody, Public Works & Development Services Director  
    
 

 
 
Summary  
    
Subject: Bains/Dhadli Subdivision (Annexation #7 of property in CFD 2021-1)  
    
Recommendation: Adopt a Resolution annexing a certain area, Bains/Dhadli Subdivision, within the City 

Limits into an existing Community Facilities District (CFD No. 2021-1) to fund 
municipal services, and filing said Resolution, along with the Seventh Amendment to 
the Notice of Special Tax Lien, in the office of County Recorder of the County of 
Sutter 

    
Fiscal Impact: This CFD annexation will provide $518.99 per single family unit and $378.56 

annually per multi-family residential unit annually, with provisions for inflation  
    
 

 
 
Purpose: 
 
To include new residential development in a Community Facilities District (CFD) to pay for impacts 
to City Services. 
  
Council’s Strategic Goals: 
  
This item addresses the City Council’s Strategic Goal of operating government in a fiscally 
responsible and responsive manner. 
 
Background: 
 
The City's adopted policy and Project Conditions of Approval for new residential development 
include a requirement that the development pay for its share of operations and/or maintenance for 
police, fire, parks, drainage, and ongoing street maintenance costs. On May 23, 2023, the Planning 
Commission approved Tentative Map SM 19-03, Bains/Dhadli Subdivision, to subdivide 5.72 acres 
into 18 residential parcels and 2 multi-family parcels located on the north side of Bridge Street 
approximately 300 feet west of North Walton Avenue. Planning Commission Condition of Approval 
No. 32 (Amended Condition of Approval No. 33) contains the requirement to pay for operations 
and/or maintenance for police, fire, parks, drainage, and ongoing street maintenance costs. 
  
The Mello-Roos Community Facilities Act of 1982 (Act) provides a mechanism for cities to form 
CFDs in order to finance the provision of certain municipal services. The types of services that may 
be provided by a CFD are as follows: 
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1. Police 
2. Fire 
3. Recreation and Library 
4. Maintenance of parks, parkways and open space 
5. Maintenance of Roadways 
6. Flood and storm protection services 
7. Hazardous substance removal or remediation 

  
On May 18, 2021, Council adopted Resolution 21-047 establishing policies related to CFDs for 
services. At this same meeting, Council adopted Resolution 21-048 stating its intention to establish 
City of Yuba City Community Facilities District 2021-1 (Municipal Services) (CFD 2021-1), 
authorize the levy of a special tax within the district, and authorize the annexation of future territory 
into the future annexation area by unanimous written approval. 
  
On July 6, 2021, Council voted the Initial Property (Dunn Ranch Estates – Unit 1 Subdivision [56 
residential lots] at the southeast corner of Royo Ranchero Drive and Monroe Drive) to be part of 
CFD 2021-1 and subject to the special taxes therein.   Council also voted to include a Future 
Annexation Area. The Future Annexation Area consists of several undeveloped, residential zoned 
properties generally in the western and southern Yuba City Urbanized Area. The Future 
Annexation Area allows new property owners to annex to the district by unanimous written 
consent, which streamlines the CFD annexation process. 
  
Analysis: 
  
The Developer of Bains/Dhadli Subdivision has executed an Unanimous Approval of Annexation to 
a Community Facilities District (CFD 2021-1) to satisfy this condition.  Bains/Dhadli Subdivision will 
be the seventh property to annex to CFD 2021-1 (Annexation No. 7), and will be subject to the 
special taxes therein. 
  
In Resolution 21-048, Council directed the preparation of the Report for CFD 2021-1 to show the 
services to be provided in CFD 2021-1. The Hearing Report for CFD 2021-1 follows the same 
methodology used in the formation of CFD 2017-1, which initially established a maximum levy of 
$425 annually per single family residential unit with an escalation factor equal to the percentage 
escalation of the City’s combined Police and Fire Department budgets, up to a maximum 
escalation of 4 percent. The current levy in fiscal year 2024/25 is $518.99  annually per single 
family residential unit and $378.56 annually per multi-family residential unit, which will be subject to 
future escalation in accordance with the rate and method of apportionment of the special tax. 
  
A Notice of Special Tax Lein is to be recorded concurrently with the boundary map (Annexation 
No. 7 – Bains/Dhadli Subdivision) in the Office of the County Recorder for the County of Sutter, 
State of California.  The lien of the Special Tax is a continuing lien which shall secure each annual 
levy of the Special Tax within the area of Annexation No. 7 (Bains/Dhadli Subdivision). 
  
Fiscal Impact: 
  
A total of 18 residential parcels are contained in the Bains/Dhadli Subdivision resulting in a total 
current annual levy of $9,341.82, based on fiscal year 2024/25 rates.  Based on the General Plan 
density requirements, there could be anywhere from 22 to 60 multi-family units resulting in a total 
current annual levy anywhere from $8,328.32 to $22,713.60. 
  
The developer is responsible for covering the costs of annexing to the CFD.   
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Alternatives: 
  
Do not adopt a resolution annexing Bains/Dhadli Subdivision into CFD No. 2021-1 to fund 
Municipal Services, and direct staff on other acceptable means of assuring this development 
contributes its fair share of impacts to services. 
  
Recommendation: 
  
Adopt a Resolution annexing a certain area, Bains/Dhadli Subdivision, within the City Limits into 
an existing Community Facilities District (CFD No. 2021-1) to fund municipal services, and 
filing said Resolution, along with the Seventh Amendment to the Notice of Special Tax Lien, in the 
office of County Recorder of the County of Sutter.  
 
Attachments: 
1. Resolution approving Annexation No. 7 (Bains/Dhadli Subdivision) to CFD 2021-1 
2. Seventh Ammendment to Notice of Special Tax Lien 
 
Prepared By: Submitted By: 
Kevin Bradford 
Deputy Public Works Director – Engineering  

Diana Langley 
City Manager  
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RESOLUTION NO. ____ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
YUBA CITY IN ITS CAPACITY AS THE LEGISLATIVE BODY 
OF THE CITY OF YUBA CITY COMMUNITY FACILITIES 
DISTRICT NO. 2021-1 (MUNICIPAL SERVICES) APPROVING 
ANNEXATION NO. 7 (BAINS / DHADLI SUBDIVISION) TO SAID 
DISTRICT RELATING TO THE PROPERTY LOCATED ON 
BRIDGE STREET, APPROXIMATELY 300 FEET WEST OF 
NORTH WALTON AVENUE.  

 
WHEREAS, on May 18, 2021, this City Council adopted a resolution entitled “A 

Resolution Of The City Council Of The City Of Yuba City Declaring Its Intention To Establish 
Yuba City Community Facilities District No. 2021-1 (Municipal Services), To Authorize The Levy 
Of A Special Tax Therein To Finance Certain Services And To Authorize The Annexation Of 
Future Territory In The  Future Annexation Area To The District By Unanimous Written Approval” 
(the “Resolution of Intention”), stating its intention to form Yuba City Community Facilities District 
No. 2021-1 (Municipal Services) (the “CFD”), pursuant to Chapter 2.5 of Part 1 of Division 2 of 
Title 5, commencing with Section 53311, of the California Government Code (the “Act”) and a 
future annexation area to the CFD (“Future Annexation Area”); 
 

WHEREAS, the Resolution of Intention, setting forth a description of the proposed 
boundaries of the CFD and Future Annexation Area, services to be financed by the CFD 
(“Services”) and Future Annexation Area, including incidental expenses, and the rate and 
method of apportionment (the “Rate and Method”) of the special tax (the “Special Tax”) to be 
levied within the CFD to pay for the Services, is on file with the City Clerk and the provisions 
thereof are incorporated herein by this reference as if fully set forth herein; 

WHEREAS, the Resolution of Intention set July 6, 2021, as the date for the joint public 
hearing on the establishment of the CFD, the extent of the CFD, the Future Annexation Area,  
the furnishing of the Services within the CFD, and the proposed Rate and Method; 

WHEREAS, a notice of the public hearing to be held on July 6, 2021 was published in 
accordance with the Act;   

WHEREAS, on July 6, 2021, this Council held noticed joint public hearing as required by 
the Act and the Resolution of Intention relative to the proposed formation of the CFD and the 
Future Annexation Area; 

WHEREAS, at the hearing all interested persons desiring to be heard for or against the 
establishment of the CFD, the extent of the CFD, the furnishing of the Services and the Rate 
and Method and the Future Annexation Area were heard and a full and fair hearing was held; 

WHEREAS, at the hearing evidence was presented to this Council on such matters 
before it, including a special report (the “Hearing Report”) as to the Services to be provided 
through the CFD and the costs; 

WHEREAS, following the close of the hearing, written protests with respect to the 
formation of the CFD, the furnishing of specified types of services and the Rate and Method had 
not been filed with the City Clerk by fifty percent (50%) or more of the registered voters residing 
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within the territory of the CFD or property owners of one-half (1/2) or more of the area of land 
within the CFD and not exempt from the proposed special taxes; and 

WHEREAS, following the close of the hearing, written protests with respect to the Future 
Annexation Area, the furnishing of specified types of services and the Rate and Method had not 
been filed with the City Clerk by fifty percent (50%) or more of the registered voters residing 
within the territory of the CFD or Future Annexation Area or property owners of one-half (1/2) or 
more of the area of land within the CFD or Future Annexation Area and not exempt from the 
proposed special taxes; and 

WHEREAS, on July 6, 2021, the City Council adopted Resolution No. 21-094, which is 
on file with the City Clerk and incorporated herein by this reference, that ordered the formation 
of the CFD and Future Annexation Area, defined the public services (the “Services”) to be 
provided by the CFD, authorized the levy of a special tax on property within the CFD, 
preliminarily established an appropriations limit for the CFD, and approved future qualifying 
projects the ability to voluntarily annex into the Future Annexation Area by unanimous approval 
of the property owners, all pursuant to the Act; and 

 
WHEREAS, on July 6, 2021, the City Council adopted Resolution No. 21-095 that called 

a special election for July 6, 2021, at which the questions of levying a special tax and 
establishing an appropriations limit with respect to the CFD were submitted to the qualified 
electors within the CFD; and 
 

WHEREAS, on July 6, 2021, the City Council adopted Resolution No. 21-096, that 
declared the results of the special election and finding that more than two-thirds (2/3) of all votes 
cast at the special election were in favor of the issue presented, and such measure passed; and  

 
WHEREAS, on July 12, 2021 a notice of special tax lien was recorded with the Office of 

the County Recorder of the County of Sutter, as Document No. 2021-0012518 the “Notice of 
Special Tax Lien”), thereby giving notice that the lien to secure payment of the special tax was 
imposed on the land in the CFD; and  

 
WHEREAS, the owner (the “Property Owner”) of the parcels listed in Exhibit A hereto 

and incorporated herein by this reference, located within the Future Annexation Area (the 
“Property”) has agreed to mitigate certain impacts of the proposed development of the Property 
by paying for the Services financed by the CFD; and 

 
WHEREAS, pursuant to the Act, the Property Owner has executed a unanimous 

approval, attached hereto as Exhibit B and incorporated herein by this reference (the 
“Unanimous Approval”), constituting the Property Owner’s unanimous approval and unanimous 
vote in favor of the annexation of the Property to the CFD and the levy of special taxes on the 
Property; and  

 
WHEREAS, the City Council now wishes to approve this Annexation No. 7 of the 

Property pursuant to the simplified process for annexations under Sections 53328.1, 53339.7 
and/or 53339.8 of the Act and add Annexation No. 7 (Bains / Dhadli Subdivision) as part of the 
CFD.  

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF YUBA CITY, ACTING AS 

LEGISLATIVE BODY OF THE CITY OF YUBA CITY COMMUNITY FACILITIES DISTRICT 
NO. 2021-1 (MUNICIPAL SERVICES) DOES HEREBY RESOLVE AS FOLLOWS: 
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1. Recitals. The City Council finds and determines that all the foregoing recitals are 

true and correct and incorporated herein. 
 
2. Unanimous Approval. The City Council hereby receives and files the 

Unanimous Approval as Annexation No. 7 (Bains / Dhadli Subdivision) to the CFD, and hereby 
further authorizes and directs the officers of the City to do any and all things to execute and 
delivery all documents they may deem necessary or advisable in order to consummate the 
transaction described herein and to effectuate the purpose of this Resolution. 

 
3. Approval of Annexation. The City Council hereby determines that the Property 

is added to and part of the CFD with full effect and the City Council approves and confirms the 
Rate and Method of Apportionment of the Special Tax attached to the Unanimous Approval this 
reference incorporated herein. The City Council hereby finds that the Property Owner’s 
unanimous written approval is equivalent to an election pursuant to Government Code Section 
53339.7(a) of the Act.  The Property is added to and part of the existing CFD with full legal 
effect, and the City Council shall levy any special tax within the annexed territory as specified in 
the Ordinance No. 005-021 adopted with respect to the CFD pursuant to Government Code 
Section 53340, any resolution related thereto and, as specified in the Resolution of Intention, 
and as specified in any other Ordinance, if any, adopted pursuant to Government Code Section 
53340. 
 

4. Consolidation of Annexed Map.  The City Council hereby determines that the 
territory described in Exhibit C hereto, and further defined in the map entitled “Annexation Map 
No. 7 (Bains / Dhadli Subdivision) of City of Yuba City Community Facilities District No. 2021-1 
(Municipal Services), City of Yuba City, County of Sutter, State of California” which is on file with 
the City Clerk, is added to and part of the CFD with full effect. The City Clerk is hereby 
authorized and directed to endorse the certificates set forth on the map and to record the map in 
accordance with the provisions of Sections 3111, 3113 and 3113.5 of the Streets and Highways 
Code of the State of California.  
 

5. Validity of Procedures.  The City Council hereby finds and determines that all 
prior proceedings and actions taken by the City Council pursuant to the Act in connection with 
the formation, voluntary annexation area and annexation of territory to the CFD, including this 
Annexation No. 7 (Bains / Dhadli Subdivision) 

 
6.  Amendment to Notice of Special Tax Lien.  The City Clerk, or designee, is 

hereby directed to complete, execute and cause to be recorded in the office of County Recorder 
of the County of Sutter, an amendment to the Notice of Special Tax Lien, in accordance with the 
provisions of Sections 3114.5 and 3117.5 of California Streets and Highways Code of the State 
of California within fifteen (15) days of the adoption of this Resolution, evidencing that the 
Property is added to the CFD. 

 
7.  Effective Date.  The City Clerk shall certify the adoption of this Resolution.  This 

Resolution shall take effect upon its adoption. 
 
 

[SIGNATURES ON FOLLOWING PAGE]
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I HEREBY CERTIFY that the foregoing resolution was passed and adopted by the City 
Council of the City of Yuba City at a regular meeting thereof held on the 21st day of January, 
2025, by the following vote: 

 

AYES:  

NOES:  

ABSENT:  
 
 
 

 
         
 Dave Shaw, Mayor 

 
 

 
ATTEST 
 
      
Ciara Wakefield, City Clerk 
 
 
 
 
APPROVED AS TO FORM: 
 
       
Shannon L. Chaffin, City Attorney 
Aleshire & Wynder, LLP 

 
 

Exhibits: 
 

A. Assessor parcel Numbers and Owners of Land 
B. Unanimous Approval 

a) Exhibit A – Description of Services 
b) Exhibit B – Annexation No. 7, Rate and Method of Apportionment 
c) Exhibit C – Annexation Map No. 7 of for Bains / Dhadli Subdivision 
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EXHIBIT A 
 

CITY OF YUBA CITY 
COMMUNITY FACILITIES DISTRICT NO. 2021-1  

(MUNICIPAL SERVICES) 
 
 

ANNEXATION NO. 7 (BAINS / DHADLI SUBDIVISION) 
 

ASSESSOR’S PARCEL NUMBERS AND OWNERS OF LAND 

 
Assessor Parcel No(s) Name of Property Owner 

58-080-005 
BDS Property Holdings, LLC, A California Limited 

Liability Company 
  
  
  
  
  
  
  
  
  
  

That will become 20 parcels with assessor parcel numbers 
 

058-080-TBD  
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EXHIBIT B 
 

CITY OF YUBA CITY 
COMMUNITY FACILITIES DISTRICT NO. 2021-1  

(MUNICIPAL SERVICES) 
 
 

ANNEXATION NO. 7 (BAINS / DHADLI SUBDIVISION) 
 
 

UNANIMOUS APPROVAL 
 

[attached] 
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Annexation No. 7 (Bains/Dhadli Subdivision) 

UNANIMOUS APPROVAL 

of Annexation to a Community Facilities District and Related Matters 

City of Yuba City 

Community Facilities District No. 2021-1 

(Municipal Services) 

Annexation No. 7 (Bains /Dhadli Subdivision ) 

To the Honorable City Council 

City of Yuba City, as legislative body of  

Community Facilities District No. 2021-1 

(Municipal Services) 

1201 Civic Center Boulevard, 

Yuba City, California 95993 

 

Members of the City Council: 

This constitutes the Unanimous Approval (the “Unanimous Approval”) of BDS Property Holding 

LLC, a California Limited Liability Company the record owner(s) (the “Property Owner”) of the fee title to 

the real property identified below (the “Property”) contemplated by Sections  53328.1 and/or 53339.3 et 

seq. of the Mello-Roos Community Facilities Act of 1982, as amended (the “Act”), to the annexation of the 

Property to the "City of Yuba City Community Facilities District No. 2021-1 (Municipal Services)” (the 

“CFD”) and approval of the special taxes to be levied against the Property, and the undersigned hereby 

states, certifies, agrees and declares under penalty of perjury, as follows: 

1. Property Owner. This Unanimous Approval is submitted by the Property Owner as the 

record owner(s) of fee title to the Property. The Property Owner has supplied to the City current evidence 

of its ownership of fee title to the Property.  No parties are residing on the Property and therefore there 

are no registered voters on the Property. 

2. Approval of Annexation. This Unanimous Approval constitutes the unanimous approval 

and unanimous vote by the Property Owner in favor of the annexation of the Property to the CFD. The 

CFD was formed to finance the municipal services, which are incorporated herein by this reference (the 

“Services”) described in Exhibit A hereto and made a part hereof. In such connection Property Owner has 

reviewed the list of the Services and hereby agrees, consents and approves to the Services and the 

Annexation of the Property to the CFD for the benefit of the City and the CFD. 

3. Approval of Special Tax and the Services. This Unanimous Approval constitutes the 

unanimous approval and unanimous vote by the Property Owner in favor of the levy of special taxes (the 

“Special Taxes”) on the Property to finance the Services. The Special Taxes will be levied according to the 

Rate and Method of Apportionment of Special Taxes for the CFD attached hereto as Exhibit B and made a 

part hereof (the "Rate and Method").  In such connection property owner consents and approves of the 

Rate and Method and understands that such taxes shall be levied against the Property. 

4. Approval of the Appropriations Limit. This Unanimous Approval constitutes the 

unanimous approval and unanimous vote by the Property Owner in favor of the appropriations limit 
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Annexation No. 7 (Bains/Dhadli Subdivision) 

 

established for the CFD. The Property Owner hereby approves, consents and agrees to the appropriations 

limit for the CFD of $1,700,000, pursuant to Article XIIIB of the California Constitution, as adjusted for 

changes in the cost of living and changes in the population. 

5. Waivers and Vote. Resolution No. 21-048 adopted by the City Council on May 18, 2021 

and Resolution No. 21-094 adopted by the City Council on July 6, 2021 and Sections 53328.1 and 53339.3 

of the Act provide an alternate and independent procedure for annexation to a community facilities 

district that simplifies the annexation process. Under such process, the Property Owner acknowledges 

and agrees that by executing this Unanimous Approval, the Property Owner is voluntarily waiving any and 

all right to an election held in accordance with Sections 53326, 53327, 53327.5, 53328, 53339.7,  53339.8 

and other relevant provisions of the Act. The Property Owner hereby confirms that this Unanimous 

Approval constitutes its unanimous approval and unanimous vote as described herein and as 

contemplated by Section 53339.3 et seq. of the Act and for purposes of the California Constitution Article 

XIII A and XIII C. In lieu of an approval by public hearing, ballot and election, if any, the Property Owner 

intends for this Unanimous Approval to constitute its ballot and election and waiver of a public hearing. 

Further, the Property Owner hereby waives all other rights with respect to the annexation of the Property, 

the levy of the Special Taxes on the Property in accordance with the rate and method of apportionment 

and the other matters covered in this Unanimous Approval. 

6. Recordation of Amendment to Notice of Special Tax Lien. The Notice of Special Tax Lien 

for the CFD was recorded in the Office of the County Recorder of the County of Sutter, State of California 

on July 12, 2021, as Document No. 2021-0012518. 

The Property Owner hereby understands and agrees, consents and approves to the City Clerk, or 

City designee, to execute and cause to be recorded in the office of the County Recorder of the County of 

Sutter an amendment to the Notice of Special Tax Lien for the CFD as required by Section 3117.5 of the 

California Streets and Highways Code. The amendment to the Notice of Special Tax Lien shall include the 

Rate and Method as an exhibit thereto. 

7. Authority Warranted. The Property Owner warrants to the City that the presentation of 

this Unanimous Approval, any votes, consents or waivers contained herein, and other actions for the 

annexation of the Property to the CFD and the levy of special taxes within the area of the Property shall 

not constitute events of default or delinquencies under any existing or proposed financing documents 

entered into or to be entered into by the Property Owner for the Property, including any “due-on-

encumbrance” clauses under any existing security instruments secured by the Property. 

8. Due Diligence and Disclosures. The Property Owner agrees to cooperate with the City 

and its attorneys and consultants and to provide all information and disclosures required by the City 

and/or the Act about the Special Taxes to purchasers of the Property or any part of it. 

9. Agreements. The Property Owner further agrees to execute such additional or 

supplemental agreements as may be required by the City to provide for any of the actions and conditions 

described in this Unanimous Approval, including any cash deposit required to pay for the City’s costs in 

annexing the Property to the CFD. 
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Annexation No. 7 (Bains/Dhadli Subdivision) 

 

EXHIBIT A 

Yuba City 

Community Facilities District No. 2021-1 

(Municipal Services) 

DESCRIPTION OF SERVICES 

 

The Services to be funded by the CFD include the following services and all incidental expenses 
related to such services, all of which are authorized by the Act: 

PUBLIC SERVICES  

(a) Police protection services; 
(b) Fire protection and suppression services, ambulance and paramedic services;  
(c) maintenance of parks, parkways, streets, roads, and open space; 
(d) flood and storm protection services, including but not limited to the maintenance of 

storm drainage systems and sandstorm protection systems,  
(e) Services with respect to the removal or remedial action for the cleanup of any hazardous 

substance released or threatened to be released into the environment, subject to the limitations 
contained in Section 53313 of the Act; 

(f) Maintenance and operation of any real property  or other tangible property with an 
estimated useful life of five or more years that is owned by the local agency or by another local agency 
pursuant to an agreement entered into under Section 53316.2; and  

(g) costs incurred by the City and or County in formation of the district, annexation and 
annual contract administration. 

In accordance with Section 53313 of the Act, the additional services may not supplant services 
available within the territory when the district was created or annexed. 

The same types of services which are authorized to be financed by CFD No. 2021-1 are the types 
of services to be provided in the Future Annexation Area, as properties are annexed.  

The services include operational and maintenance costs associated with providing such services. 
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EXHIBIT B 

City of Yuba City 

Community Facilities District No. 2021-1 

(Municipal Services) 

RATE AND METHOD OF APPORTIONMENT 

The Special Tax shall be levied in Annexation No. 7 (Bains/Dhadli Subdivision) in accordance with 

the Rate and Method of Apportionment of Special Tax for City of Yuba City Community Facilities District 

No. 2021-1 (Municipal Services) pursuant to the rate set forth in the attachment hereto. 
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CITY OF YUBA CITY 
COMMUNITY FACILITIES DISTRICT NO. 2021‐1 

(MUNICIPAL SERVICES) 
RATE AND METHOD OF APPORTIONMENT OF SPECIAL TAX 

 

A Special Tax applicable to each Assessor's Parcel in Community Facilities District No. 2021-1 
(Municipal Services) [herein "CFD No. 2021-1"] shall be levied and collected according to the tax 
liability determined by the City Council, acting in its capacity as the legislative body of CFD No. 
2021-1, through the application of the appropriate Special Tax rate, as described below. All of the 
property in CFD No. 2021-1, unless exempted by law or by the provisions of Section E below, shall 
be taxed for the purposes, to the extent, and in the manner herein provided. 
 

A. DEFINITIONS 
The terms hereinafter set forth have the following meanings: 

"Acreage" or "Acre" means the land area making up an Assessor's Parcel as shown on an 
Assessor's Parcel Map, or if the land area is not shown on an Assessor's Parcel Map, the land area 
shown on the applicable final subdivision map or other parcel map recorded at the County Recorder's 
Office. 

"Administrative Expenses" means the costs incurred by the City to determine, levy and collect the 
Special Tax, including salaries of City employees and fees of consultants and the costs of collecting 
installments of the Special Taxes upon the general tax rolls; preparation of required reports, and any 
other costs required to administer the CFD No. 2021-1 as determined by the Finance Director. 

"Administrator" means the person or firm designated by the City to administer the Special Taxes 
according to this Rate and Method of Apportionment of Special Tax. 

“Annual Tax Escalation Factor” means an annual increase in the Maximum Special Tax following 
the Base Year in an amount not to exceed four percent (4%). The Annual Tax Escalation Factor shall 
be based on the budgeted escalation of the City of Yuba City’s combined Police and Fire 
Departments from the previous fiscal year. 

"Assessor's Parcel" or "Parcel" means a lot or parcel shown in an Assessor's Parcel Map with an 
assigned Assessor's Parcel number. 

"Assessor’s Parcel Map" means an official map of the County Assessor designating parcels by 
Assessor's Parcel number. 

"Authorized Services" means the public services authorized to be funded by CFD No. 2021-1 as set 
forth in the documents adopted by the City Council when the CFD No. 2021-1 was formed. 

"Base Year" means Fiscal Year 2020-2021. 

"City" means the City of Yuba City. 
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"City Council" means the City Council of the City of Yuba City, acting as the legislative body of 
CFD No. 2021-1. 

"County" means Sutter County, California. 

"Developed Residential Property" means, in any Fiscal Year, all Parcels of Taxable Property for 
which a use permit or building permit for new construction of a residential structure was issued prior 
to June 30 of the preceding Fiscal Year. 

"Finance Director" means the Finance Director for the City or his or her designee or successor. 

"Fiscal Year" means the period starting on July 1 and ending on the following June 30. 

"Maximum Special Tax" means the maximum Special Tax determined in accordance with Section 
C below that can be levied on Taxable Property in any Fiscal Year. 

“Multi-Family Property” means, in any Fiscal Year, all units in CFD No. 2021-1 for which a 
building permit was issued or may be issued for construction of a residential structure with multiple 
units that share common walls, all of which are offered for rent to the general public. 

"Public Property" means any property within the boundaries of CFD No. 2021-1 that is owned by 
the federal government, State of California, County, City, or other public agency. 

“Residential Unit(s)” means an individual lot of land for which a building permit could be issued to 
construct one or more residential dwelling units. 

“Residential Property” means all Assessor’s Parcels of Taxable Property for which a map has been 
recorded designating individual Residential Units. 

“Non-Residential Property” means all Assessor’s Parcels of Taxable Property within the 
boundaries of CFD No. 2021-1 for which a map has been recorded designating the Assessor’s 
Parcel as a lot for which a building permit could be issued and the Assessor’s Parcel cannot be 
classified as a Residential Property. 

"Special Tax" means any tax levied to pay for Authorized Services and Administrative Expenses. 

“Single Family Property” means buildings containing one dwelling unit located on a single lot that 
are individually owned, including attached or detached residences (i.e., townhome unit and/or 
condominium units). 

"Taxable Property" means all Assessor's Parcels within the boundaries of CFD No. 2021-1 
designated as Developed Residential Property. 

“Undeveloped Residential Property” means all Parcels of Residential Property within the 
boundaries of CFD No. 2021-1 that are not Developed Residential Property, as determined by the 
Administrator. 

"Unit" means an individual single family detached unit or an individual residential unit within a 
duplex, triplex, fourplex, townhome, condominium, or apartment structure. 
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CATEGORIZING PARCELS FOR ANNUAL TAX LEVY 

Each Fiscal Year, the Administrator shall identify the current Assessor's Parcel numbers for all Parcels 
within CFD No. 2021-1, and each parcel shall be classified as Developed Residential Property, Non-
Residential Property, Public Property, or Undeveloped Residential Property, and shall be subject to the 
levy of annual Special Taxes determined pursuant to Sections C and D below. 

B. MAXIMUM SPECIAL TAX RATE 

All Taxable Property within the CFD No. 2021-1 shall be subject to a Maximum Special Tax that will 
be levied each Fiscal Year to pay for Authorized Services. As discussed above, the Administrator shall 
rely first on the Land Use Designation for a Parcel to determine the appropriate Maximum Special Tax 
in Table 1, below, but, in the absence of an assigned Land Use Designation, the Administrator shall 
refer to the Zoning Designation and land use to be built on the Parcel. The following Maximum 
Special Tax rates apply to all Parcels of Developed Property within CFD No. 2021-1: 

Each Residential Unit is subject to the Maximum Special Tax shown in Table 1, below. 

Non- Residential Property, Undeveloped Property, and Public Property is not subject to the Maximum 
Special Tax. 

Table 1 
Property Land Use Fiscal Year 2020/21 Maximum Special Tax 

Amount *
Single Family Property $467.10 per Single Family Residential Unit
Multi-Family Property $340.70 per Multi-Family Residential Unit
Undeveloped Residential Property $0 per Assessor’s Parcel 

 
* Beginning July 1, 2021 and each July 1 thereafter, all of the Maximum Special Taxes shown in Table 1 
above shall be adjusted by applying the Annual Tax Escalation Factor. 

C. METHOD OF LEVY AND COLLECTION OF SPECIAL 
TAX 

Each Fiscal Year, the Administrator shall levy the Maximum Special Tax on each Parcel of 
Developed Property in CFD No. 2021-1. The Special Tax for CFD No. 2021-1 shall be collected in 
the same manner and at the same time as ordinary ad valorem property taxes provided, however, 
that CFD No. 2021-1 may (under the authority of Government Code Section 53340) in any 
particular case bill the taxes directly to the property owner off the County tax roll, and the Special 
Tax will be equally subject to foreclosure if delinquent. 

D. LIMITATIONS 

Notwithstanding any other provision of this Rate and Method of Apportionment of Special Tax, no 
Special Tax shall be levied on Public Property, Non-Residential Property, or Undeveloped 
Residential Property. 
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E. FUTURE ANNEXATIONS 

It is anticipated that additional properties will be annexed to CFD No. 2021‐1 from time to time. 
The property to be annexed will be assigned to the appropriate Maximum Special Tax rate for the 
Tract or Tracts when annexed, as pursuant to California Government Code section 53339 et seq. 

In certain cases, it may be determined that a potential property to be annexed may require a higher 
cost to provide City services than other areas of the City (e.g., if it possesses a large quantity of 
City- owned infrastructure that requires maintenance). As each annexation is proposed, the City 
may elect to prepare an analysis to determine the annual cost for providing Services, and may 
incorporate unique zones with varying Maximum Special Tax rates.  Such zones may be referred to 
by reference to a letter or number on the boundary map, and adjust the rates in Table 1 of such 
annexation to reflect the applicable rates. 

The City may adopt a future annexation area in the future and allow for annexation by unanimous 
written consent. 

F. INTERPRETATION OF SPECIAL TAX FORMULA 

The City reserves the right to make minor administrative and technical changes to this document that do 
not materially affect the rate and method of apportioning the Special Tax. In addition, the interpretation 
and application of any section of this document shall be left to the City's discretion. Interpretations may 
be made by the City by ordinance or resolution for purposes of clarifying any vagueness or ambiguity in 
this Rate and Method of Apportionment of Special Tax. 

G. TERM 

The Special Tax shall be collected in perpetuity. 

H. APPEALS 

Any property owner claiming that the amount or application of the Special Tax is not correct may file 
a written notice of appeal with the Administrator not later than twelve months after having paid the 
first installment of the Special Tax that is disputed. The Administrator shall promptly review the 
appeal, and if necessary, meet with the property owner, consider written and oral evidence regarding 
the amount of the Special Tax, and rule on the appeal. If the decision of the Administrator requires 
that the Special Tax for an Assessor’s Parcel be modified or changed in favor of the property owner, 
a cash refund shall not be made but an adjustment shall be made to the Special Tax on that Assessor’s 
Parcel in the subsequent Fiscal Year(s) to compensate for the overpayment of the Special Tax. 
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EXHIBIT C 

Yuba City 

Community Facilities District No. 2021-1 

(Municipal Services) 

ANNEXATION MAP NO. 7 (BAINS/DHADLI SUBDIVISION) OF YUBA CITY COMMUNITY FACILITIES 

DISTRICT NO. 2021-1 

 (MUNICIPAL SERVICES)], CITY OF YUBA CITY, STATE OF CALIFORNIA 

[see attached] 
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Proposed Boundary Map of CFD No. 2021-1 Annexation No. 7
City of Yuba City, Sutter County, California
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SEVENTH AMENDMENT TO NOTICE OF SPECIAL TAX LIEN 

 

 
City of Yuba City 

Community Facilities District No. 2021-1 
(Municipal Services) 

Annexation No. 7 (Bains/Dhadli Subdivision) 
 
Pursuant to the requirements of Sections 3114.5 and 3117.5 of the Streets and 
Highways Code and Government Code Section 53311, et seq., the undersigned City 
Clerk of the City of Yuba City, acting on behalf of City of Yuba City Community 
Facilities District No. 2021-1 (Municipal  Services) (the “CFD”), HEREBY GIVES 
NOTICE that a lien is hereby imposed on taxable property within the property 
described herein Annexation No. 7 (Bains/Dhadli Subdivision), which has been 
annexed to the CFD to secure payment of a special tax (“Special Tax”) which the 
City Council of the City of Yuba City (the “City”), County of Sutter (the “County”), 
State of California, is authorized to annually levy for the following purpose of 
financing the following services: 

 

(a) Police protection services; 
(b) Fire protection and suppression services, ambulance and paramedic 
services;  
(c) maintenance of parks, parkways, streets, roads, and open space; 
(d) flood and storm protection services, including but not limited to the 
maintenance of storm drainage systems and sandstorm protection systems,  
(e) Services with respect to the removal or remedial action for the cleanup 
of any hazardous substance released or threatened to be released into the 
environment, subject to the limitations contained in Section 53313 of the Act; 
(f) Maintenance and operation of any real property or other tangible 
property with an estimated useful life of five or more years that is owned by 
the local agency or by another local agency pursuant to an agreement 
entered into under Section 53316.2; and  
(g) costs incurred by the City and or County in formation of the district, 
annexation and annual contract administration. 

The services include operational and maintenance costs associated 
with providing such services.  
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The Special Tax is authorized to be levied within the CFD that has now been 
officially formed and includes Annexation No. 7 (Bains/Dhadli Subdivision) and the 
lien of the Special Tax is a continuing lien which shall secure each annual levy of the 
Special Tax and which shall continue in force and effect until the special tax 
obligation is prepaid, if applicable, permanently satisfied, and canceled in 
accordance with law  or until the Special Tax ceases to be levied and a notice of 
cessation of Special Tax is recorded in accordance with Section 53330.5 of the 
Government Code. 

 
The rate, method of apportionment, and manner of collection of the authorized 
special tax is as follows: The rate and method of apportionment of the authorized 
Special Tax is as shown in the Rate and Method of Apportionment set forth on 
Exhibit A attached hereto and incorporated herein by this reference (the “Rate and 
Method”). The Special Tax shall be collected in the same manner as ordinary ad 
valorem property taxes and shall be subject to the same penalties and the same 
procedure, sale and lien priority in case of delinquency as is provided for ad valorem 
taxes; provided, however, the CFD may utilize a direct billing procedure for any 
Special Taxes that cannot be collected on the County tax roll or may elect to collect 
the Special Taxes at a different time or in a different manner if necessary to meet its 
financial obligations. Conditions under which the obligation to pay the special tax 
may be prepaid and permanently satisfied and the lien of the special tax canceled 
are as follows: The Special Tax is levied perpetually as provided in the Rate and 
Method and there are no conditions upon which it may be prepaid. 

 
Notice is further given that upon the recording of this notice in the Office of the 
County Recorder of Sutter County, the obligation to pay the Special Tax levy shall 
become a lien upon all non-exempt real property within the area of Annexation No. 7 
(Bains/Dhadli Subdivision) in accordance with Sections 3114.5, 3115.5 and 3117.5 
of the Streets and Highways Code. 

 
The (a) names of the owner(s) of the real property included within the annexed 
property to the CFD as they appear on the last secured assessment roll as of the 
date of recording of this Notice and (b) the Assessor’s tax parcel(s) numbers of all 
parcels or any portion thereof which are included within Annexation No. 7 
(Bains/Dhadli Subdivision) to the CFD and not exempt from the special tax, are as 
set forth on the attached, referenced and incorporated Exhibit B. 

 
Reference is made to the boundary map of the Annexation No. 7 (Bains/Dhadli 
Subdivision) to the CFD recorded concurrently herewith in the Book _____ at 
Page_______of Maps of Assessment and Community Facilities Districts in the 
Office of the County Recorder for the County of Sutter, State of California, which 
map is now the final boundary map of Annexation No. 7 (Bains/Dhadli Subdivision) 
to the CFD. The Boundary Map of the original district is Recorded as Document No. 
2021-0012517 in Book 3 of Assessment and Community Facilities Districts at Pages 
93 through 96, in the Office of the County Recorder of the County of Sutter, State of 
California.  
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Reference hereby is made to the Amendment to Notice of Special Tax Lien to the 
CFD recorded as Document No. 2021-0012518 in the Records of the County 
Recorder of the County of Sutter.  

 
For further information concerning the current and estimated tax liability of owners or 
purchasers of real property subject to this special tax lien, interested persons should 
contact the City of Yuba City, City Hall, Finance Director, 1201 Civic Center 
Boulevard Yuba City, California 95993, telephone number 530/822-4618 

 
 

Dated:   As of _________________, 2025 
 

 
By:       _________________________________________ 

Ciara Wakefield, City Clerk 
  City of Yuba City 
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EXHIBIT A 
 

See Rate and Method of Apportionment Attached 
 

(Insert RMA) 
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CITY OF YUBA CITY 
COMMUNITY FACILITIES DISTRICT NO. 2021‐1 

(MUNICIPAL SERVICES) 
RATE AND METHOD OF APPORTIONMENT OF SPECIAL TAX 

 

A Special Tax applicable to each Assessor's Parcel in Community Facilities District No. 2021-1 
(Municipal Services) [herein "CFD No. 2021-1"] shall be levied and collected according to the tax 
liability determined by the City Council, acting in its capacity as the legislative body of CFD No. 
2021-1, through the application of the appropriate Special Tax rate, as described below. All of the 
property in CFD No. 2021-1, unless exempted by law or by the provisions of Section E below, shall 
be taxed for the purposes, to the extent, and in the manner herein provided. 
 

A. DEFINITIONS 
The terms hereinafter set forth have the following meanings: 

"Acreage" or "Acre" means the land area making up an Assessor's Parcel as shown on an 
Assessor's Parcel Map, or if the land area is not shown on an Assessor's Parcel Map, the land area 
shown on the applicable final subdivision map or other parcel map recorded at the County Recorder's 
Office. 

"Administrative Expenses" means the costs incurred by the City to determine, levy and collect the 
Special Tax, including salaries of City employees and fees of consultants and the costs of collecting 
installments of the Special Taxes upon the general tax rolls; preparation of required reports, and any 
other costs required to administer the CFD No. 2021-1 as determined by the Finance Director. 

"Administrator" means the person or firm designated by the City to administer the Special Taxes 
according to this Rate and Method of Apportionment of Special Tax. 

“Annual Tax Escalation Factor” means an annual increase in the Maximum Special Tax following 
the Base Year in an amount not to exceed four percent (4%). The Annual Tax Escalation Factor shall 
be based on the budgeted escalation of the City of Yuba City’s combined Police and Fire 
Departments from the previous fiscal year. 

"Assessor's Parcel" or "Parcel" means a lot or parcel shown in an Assessor's Parcel Map with an 
assigned Assessor's Parcel number. 

"Assessor’s Parcel Map" means an official map of the County Assessor designating parcels by 
Assessor's Parcel number. 

"Authorized Services" means the public services authorized to be funded by CFD No. 2021-1 as set 
forth in the documents adopted by the City Council when the CFD No. 2021-1 was formed. 

"Base Year" means Fiscal Year 2020-2021. 

"City" means the City of Yuba City. 
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"City Council" means the City Council of the City of Yuba City, acting as the legislative body of 
CFD No. 2021-1. 

"County" means Sutter County, California. 

"Developed Residential Property" means, in any Fiscal Year, all Parcels of Taxable Property for 
which a use permit or building permit for new construction of a residential structure was issued prior 
to June 30 of the preceding Fiscal Year. 

"Finance Director" means the Finance Director for the City or his or her designee or successor. 

"Fiscal Year" means the period starting on July 1 and ending on the following June 30. 

"Maximum Special Tax" means the maximum Special Tax determined in accordance with Section 
C below that can be levied on Taxable Property in any Fiscal Year. 

“Multi-Family Property” means, in any Fiscal Year, all units in CFD No. 2021-1 for which a 
building permit was issued or may be issued for construction of a residential structure with multiple 
units that share common walls, all of which are offered for rent to the general public. 

"Public Property" means any property within the boundaries of CFD No. 2021-1 that is owned by 
the federal government, State of California, County, City, or other public agency. 

“Residential Unit(s)” means an individual lot of land for which a building permit could be issued to 
construct one or more residential dwelling units. 

“Residential Property” means all Assessor’s Parcels of Taxable Property for which a map has been 
recorded designating individual Residential Units. 

“Non-Residential Property” means all Assessor’s Parcels of Taxable Property within the 
boundaries of CFD No. 2021-1 for which a map has been recorded designating the Assessor’s 
Parcel as a lot for which a building permit could be issued and the Assessor’s Parcel cannot be 
classified as a Residential Property. 

"Special Tax" means any tax levied to pay for Authorized Services and Administrative Expenses. 

“Single Family Property” means buildings containing one dwelling unit located on a single lot that 
are individually owned, including attached or detached residences (i.e., townhome unit and/or 
condominium units). 

"Taxable Property" means all Assessor's Parcels within the boundaries of CFD No. 2021-1 
designated as Developed Residential Property. 

“Undeveloped Residential Property” means all Parcels of Residential Property within the 
boundaries of CFD No. 2021-1 that are not Developed Residential Property, as determined by the 
Administrator. 

"Unit" means an individual single family detached unit or an individual residential unit within a 
duplex, triplex, fourplex, townhome, condominium, or apartment structure. 
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CATEGORIZING PARCELS FOR ANNUAL TAX LEVY 

Each Fiscal Year, the Administrator shall identify the current Assessor's Parcel numbers for all Parcels 
within CFD No. 2021-1, and each parcel shall be classified as Developed Residential Property, Non-
Residential Property, Public Property, or Undeveloped Residential Property, and shall be subject to the 
levy of annual Special Taxes determined pursuant to Sections C and D below. 

B. MAXIMUM SPECIAL TAX RATE 

All Taxable Property within the CFD No. 2021-1 shall be subject to a Maximum Special Tax that will 
be levied each Fiscal Year to pay for Authorized Services. As discussed above, the Administrator shall 
rely first on the Land Use Designation for a Parcel to determine the appropriate Maximum Special Tax 
in Table 1, below, but, in the absence of an assigned Land Use Designation, the Administrator shall 
refer to the Zoning Designation and land use to be built on the Parcel. The following Maximum 
Special Tax rates apply to all Parcels of Developed Property within CFD No. 2021-1: 

Each Residential Unit is subject to the Maximum Special Tax shown in Table 1, below. 

Non- Residential Property, Undeveloped Property, and Public Property is not subject to the Maximum 
Special Tax. 

Table 1 
Property Land Use Fiscal Year 2020/21 Maximum Special Tax 

Amount *
Single Family Property $467.10 per Single Family Residential Unit
Multi-Family Property $340.70 per Multi-Family Residential Unit
Undeveloped Residential Property $0 per Assessor’s Parcel 

 
* Beginning July 1, 2021 and each July 1 thereafter, all of the Maximum Special Taxes shown in Table 1 
above shall be adjusted by applying the Annual Tax Escalation Factor. 

C. METHOD OF LEVY AND COLLECTION OF SPECIAL 
TAX 

Each Fiscal Year, the Administrator shall levy the Maximum Special Tax on each Parcel of 
Developed Property in CFD No. 2021-1. The Special Tax for CFD No. 2021-1 shall be collected in 
the same manner and at the same time as ordinary ad valorem property taxes provided, however, 
that CFD No. 2021-1 may (under the authority of Government Code Section 53340) in any 
particular case bill the taxes directly to the property owner off the County tax roll, and the Special 
Tax will be equally subject to foreclosure if delinquent. 

D. LIMITATIONS 

Notwithstanding any other provision of this Rate and Method of Apportionment of Special Tax, no 
Special Tax shall be levied on Public Property, Non-Residential Property, or Undeveloped 
Residential Property. 
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E. FUTURE ANNEXATIONS 

It is anticipated that additional properties will be annexed to CFD No. 2021‐1 from time to time. 
The property to be annexed will be assigned to the appropriate Maximum Special Tax rate for the 
Tract or Tracts when annexed, as pursuant to California Government Code section 53339 et seq. 

In certain cases, it may be determined that a potential property to be annexed may require a higher 
cost to provide City services than other areas of the City (e.g., if it possesses a large quantity of 
City- owned infrastructure that requires maintenance). As each annexation is proposed, the City 
may elect to prepare an analysis to determine the annual cost for providing Services, and may 
incorporate unique zones with varying Maximum Special Tax rates.  Such zones may be referred to 
by reference to a letter or number on the boundary map, and adjust the rates in Table 1 of such 
annexation to reflect the applicable rates. 

The City may adopt a future annexation area in the future and allow for annexation by unanimous 
written consent. 

F. INTERPRETATION OF SPECIAL TAX FORMULA 

The City reserves the right to make minor administrative and technical changes to this document that do 
not materially affect the rate and method of apportioning the Special Tax. In addition, the interpretation 
and application of any section of this document shall be left to the City's discretion. Interpretations may 
be made by the City by ordinance or resolution for purposes of clarifying any vagueness or ambiguity in 
this Rate and Method of Apportionment of Special Tax. 

G. TERM 

The Special Tax shall be collected in perpetuity. 

H. APPEALS 

Any property owner claiming that the amount or application of the Special Tax is not correct may file 
a written notice of appeal with the Administrator not later than twelve months after having paid the 
first installment of the Special Tax that is disputed. The Administrator shall promptly review the 
appeal, and if necessary, meet with the property owner, consider written and oral evidence regarding 
the amount of the Special Tax, and rule on the appeal. If the decision of the Administrator requires 
that the Special Tax for an Assessor’s Parcel be modified or changed in favor of the property owner, 
a cash refund shall not be made but an adjustment shall be made to the Special Tax on that Assessor’s 
Parcel in the subsequent Fiscal Year(s) to compensate for the overpayment of the Special Tax. 
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EXHIBIT B 

 
 
 
 
 

APN OWNER 

58-080-005 
BDS Property Holding LLC, a California Limited Liability 

Company 
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Agenda Item 16 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Public Works  
    
Presentation By: Ben Moody, Public Works & Development Services Director  
    
 

 
 
Summary  
    
Subject: Bains / Dhadli Subdivision (Acceptance of Public Improvements)  
    
Recommendation: Adopt a Resolution accepting certain street and related improvements pursuant to 

the Bains / Dhadli Subdivision with BDS Property Holdings, LLC, A California Limited 
Liability Company, and authorizing the Subdivider to file a Notice of Completion. 
 [Subdivision is located north of Bridge Street, and approximately 300 feet west of 
North Walton Avenue] 

    
Fiscal Impact: City will become responsible for maintenance costs of the public 

improvements  
    
 

 
 
Purpose: 
 
To accept the infrastructure improvements associated with the Bains / Dhadli Subdivision 
Development for public use and initiate the one (1) year warranty period. 
  
Council’s Strategic Goal: 
 
Acceptance of these improvements aligns with the Council's Strategic Goal related to 
Infrastructure.  The action is necessary to comply with the Development Subdivision Agreement 
and transfer the private development to the City as public infrastructure. 
 
Background: 
 
On June 26, 2019, the Planning Commission approved a Tentative Subdivision Map with the 
Subdivider, BDS Property Holdings, LLC, A California Limited Liability Company, regarding the 
development of the Bains / Dhadli Subdivision (TSM 19-03) (Attachment 2).  As part of the 
development, the Subdivider was to construct the determined improvements and, upon completion, 
dedicate and offer the improvements to the City to constitute public improvements. 
  
Analysis: 
  
The Bains / Dhadli Subdivision street and related improvements have been constructed to the 
satisfaction of the City.  At this time, the Subdivider is requesting acceptance of the improvements 
so that the one (1) year warranty period can begin.  All of the required improvements within the 
subdivision have been constructed in conformance with the approved plans and specifications. 
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 With the acceptance, the Subdivider will provide security for the guarantee and warranty of the 
work in the amount of 10% of the cost of the improvements, which equates to $ 76,243.80.   
  
Fiscal Impact: 
  
With the acceptance of the improvements, the City will become responsible for the ongoing 
maintenance of the public improvements, including the water, sewer, storm-drain lines, streets, 
streetlights, and landscaping.   Residents within the subdivision will participate in Lighting and 
Landscape Maintenance District No. 5 K_7, which will pay for the proportional share of the 
maintenance of the streetlights and landscaping.  Maintenance costs for the water and sewer lines 
will come from the Water Enterprise and Sewer Enterprise funds, respectively, and maintenance of 
the streets and storm drains will be funded with road funds and the established Community 
Facilities District for the subdivision. 
 
Alternatives: 
  
Do not accept the improvements. 
  
Recommendation: 
  
Adopt a Resolution accepting certain street and related improvements pursuant to the Bains / 
Dhadli Subdivision with BDS Property Holdings, LLC, A California Limited Liability Company, and 
authorizing the Subdivider to file a Notice of Completion.  [Subdivision is located north of Bridge, 
and approximately 300 feet west of North Walton Avenue]  
 
Attachments: 
1. Resolution accepting Bains / Dhadli Subdivision Improvements  
2. Location Map of Bains / Dhadli Subdivision 
 
Prepared By: Submitted By: 
Kevin Bradford 
Deputy PW Director – Engineering  

Diana Langley 
City Manager  
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RESOLUTION NO. _______

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY 
ACCEPTING CERTAIN STREET AND RELATED IMPROVEMENTS 

PURSUANT TO THE BAINS / DHADLI SUBDIVISION AND BDS PROPERTY 
HOLDINGS, LLC, A CALIFORNIA LIMITED LIABILITY COMPANY, AND 

AUTHORIZING THE SUBDIVIDER TO FILE THE NOTICE OF COMPLETION.

WHEREAS, the City of Yuba City (City) has approved certain street and related 
improvements performed by BDS Property Holdings, LLC, A California Limited Liability Company 
as a condition of approval for the Bains / Dhadli Subdivision Map No. 19-03; and

WHEREAS, work for said street and related improvements was completed to the 
satisfaction of the City, and a maintenance bond insuring the work of improvements from a 
maintenance standpoint for a period of one (1) year from and after completion has been provided.

NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the City Council of the City 
of Yuba City hereby accepts the work performed on those certain improvements and authorizes 
and directs the Subdivider to execute and record a Notice of Completion in connection with said 
work of improvement.

The foregoing Resolution was duly and regularly introduced, passed, and adopted by the 
City Council of the City of Yuba City at a regular meeting thereof held on the 21st day of January, 
2025.

AYES:

NOES:

ABSENT:

  
    

Dave Shaw, Mayor

ATTEST:

Ciara Wakefield, City Clerk
APPROVED AS TO FORM

COUNSEL FOR YUBA CITY:

    
Shannon Chaffin, City Attorney
          Aleshire & Wynder, LLP
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Agenda Item 17 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Diana Langley, City Manager  
    
 

 
 
Summary  
    
Subject: Pioneer Community Energy Expansion to Include the City of Yuba City  
    
Recommendation: A. Receive an overview presentation of the findings of the Impact Assessment 

Study for the City of Yuba City to join Pioneer Community Energy; and 
 
B. Conduct a Public Hearing, and after consideration, 
 
C. Introduce an Ordinance of the City Council of the City of Yuba City amending 
Title 5 of the Yuba City Municipal Code by adding Chapter 27 (Community 
Choice Aggregation Program) to establish a Community Choice Aggregation 
Program in the City of Yuba City, by title only, and waive the first reading 

    
Fiscal Impact: There is no cost to join Pioneer Community Energy as the cost to new members 

is funded through Pioneer rates  
    
 

 
 
Purpose: 
 
To offer opportunities to residents and businesses within Yuba City an alternative energy provider 
option. 
 
Council's Strategic Goal: 
 
This item addresses Council's Strategic Goals of Fiscal Responsibility and Business Friendly. 
 
Background: 
 
Pioneer Community Energy (Pioneer) is a Joint Powers Authority (JPA) formed between the Counties 
of Placer and El Dorado, the Town of Loomis, and the Cities of Auburn, Colfax, Grass Valley, Lincoln, 
Nevada City, Placerville, and Rocklin.  
 
Pioneer is a Community Choice Aggregation Program (CCA) authorized under Assembly Bill 117 
(2002). The CCA provides local control over the electricity supply with a primary objective of providing 
competitive rates to the residents and businesses within its member jurisdictions.  
 
Pioneer purchases the electricity supply (generation), and PG&E transmits and delivers the power 
through PG&E’s infrastructure (poles and wires). PG&E continues to own, operate, and maintain its 
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distribution infrastructure, as well as to provide meter reading and billing services for Pioneer’s 
customers.  
 
Analysis: 
 
On June 18, 2024, the Pioneer executive team gave a presentation to the City Council. This 
presentation was an overview of the many benefits of CCAs in general and Pioneer specifically. At this 
meeting, Council authorized staff to proceed with an Impact Assessment Study. The Impact 
Assessment Study was completed in September and an overview presentation was provided to staff.  
 
At the December 19, 2024, Pioneer Governing Board meeting, the Board approved unanimously to 
allow staff to begin the process of amending the JPA to allow the Counties of Butte, Nevada, Sutter, 
and Tuolumne; the Cities of Chico, Oroville, Live Oak, Sonora, and Yuba City; and the Town of 
Paradise to join. 
 
According to the Impact Assessment Study and the Pioneer leadership team, the expansion provides 
potential benefits to the residents and businesses in the new member service territories. Significant 
benefits include: 

• Stable and Competitive Rates – From 2018 through 2023, Pioneer customers have saved $85 
million, with an additional $21 million in anticipated savings in 2024.  

• Local Control – As a member of the JPA, the City/County will have one seat on the Pioneer 
Board of Directors. This person is appointed by the Council/Board from the elected officials. All 
meetings are open to the public and every representative’s voice will be heard. 

• Legislative & Regulatory Influence & Advocacy – Pioneer is an advocate for the member 
agency residents and businesses by working with the California State Legislature, the California 
Public Utilities Commission (CPUC), the California Energy Commission, and PG&E on behalf of 
customer interests and concerns. 

• Local Jobs and Power Supply Resources – Pioneer supports local business and prioritizes local 
power contracts, goods and services. The projected savings for Pioneer customers will result in 
additional spending by residents and businesses, further stimulating the local economy. 

• Programs – The new members will have an impact on energy efficiency programs that are 
developed and the ability to customize programs to meet their specific needs. 

 
If approved by Council, Pioneer plans to submit an Implementation Plan detailing Pioneer’s expansion 
and planned service launch to the CPUC in March 2025. Based on results of the Impact Assessment 
Study, the optimal time for a service launch into expansion territories is October 2027, which allows 
Pioneer’s procurement team the time needed to secure power resources while remaining in 
compliance and avoids the costly summer months. Pioneer will work with the City on a comprehensive 
education and outreach campaign to ensure a strong public understanding of expansion into each 
area.  
 
Fiscal Impact:   
 
There is no cost to the City to join Pioneer Community Energy as the cost to new members is funded 
through Pioneer rates. Also, joining Pioneer Community Energy will provide Yuba City businesses and 
residents with another option for the purchase of power. 
 
Alternatives: 
 
1. Do not authorize joining Pioneer Community Energy as a member agency. 
2. Receive an overview presentation of the findings of the Impact Assessment Study, conduct a public 
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hearing, and defer introduction of the Ordinance to a future meeting to allow time for more 
consideration of the item. 
 
Recommendation: 
 
A. Receive an overview presentation of the findings of the Impact Assessment Study for the City of 
Yuba City to join Pioneer Community Energy; and 
 
B. Conduct a Public Hearing, and after consideration, 
 
C. Introduce an Ordinance of the City Council of the City of Yuba City amending Title 5 of the Yuba 
City Municipal Code by adding Chapter 27 (Community Choice Aggregation Program) to establish a 
Community Choice Aggregation Program in the City of Yuba City, by title only, and waive the first 
reading. 
 
 
 
  
 
Attachments: 
1. Ordinance - Community Choice Aggregation 
2. Pioneer Community Energy Expansion Outlook - September 2024 
 
Prepared By: Submitted By: 
Diana Langley 
City Manager  

Diana Langley 
City Manager  
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ORDINANCE NO. _____

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF YUBA CITY AMENDING TITLE 5 
OF THE YUBA CITY MUNICIPAL CODE BY ADDING CHAPTER 27 (COMMUNITY CHOICE 

AGGREGATION PROGRAM) TO ESTABLISH A COMMUNITY CHOICE AGGREGATION 
PROGRAM IN THE CITY OF YUBA CITY

WHEREAS, on September 24, 2002, the Governor of California signed into law Assembly 
Bill 117 (Statute 2002, Chapter 838; see California Public Utilities Code section 366.2; hereinafter 
referred to as the “Act”), which authorizes any California city or county, whose governing body so 
elects, to combine electricity load of its residents and businesses in a Community Choice 
Aggregation program (CCA). The Act expressly authorizes participation in a CCA through a joint 
powers authority; and

WHEREAS, on September 9, 2015, the County of Placer and the City of Colfax entered into 
the original Joint Exercise of Powers Agreement for the purpose of establishing the Sierra Valley 
Energy Authority as a joint powers authority under the Joint Exercise of Powers Act, Government 
Code section 6500, et seq.; and

WHEREAS, the California Public Utilities Commission certified the “Implementation Plan” of 
the Sierra Valley Energy Authority, confirming compliance with the requirements of the Act; and

WHEREAS, on February 22, 2017, the Amended and Restated Joint Powers Agreement 
became effective and authorized the Cities of Auburn, Lincoln, Rocklin, and the Town of Loomis to 
become Voting Members of the Joint Exercise of Powers Agreement and established a Community 
Choice Aggregation Program within the jurisdictions of the Voting Members; and

WHEREAS, Resolution No. 2017-3 of the Sierra Valley Energy Authority approved a name 
change from Sierra Valley Energy Authority to Pioneer Community Energy (“Pioneer Community 
Energy”), as it is known today; and

WHEREAS, Subsequent amendments to the Amended and Restated Joint Powers 
Agreement have authorized the County of El Dorado and the Cities of Grass Valley, Nevada City, 
and Placerville to become Voting Members; and

WHEREAS, Currently electricity is generated and provided to the residents of the City of 
Yuba City by Pacific Gas and Electric Company (PG&E) with no alternative provider for the City; 
and

WHEREAS, the City Council finds it important that the City’s residents, businesses and 
public facilities have alternative choices to energy procurement beyond PG&E; and

WHEREAS, on June 18, 2024, the Pioneer Community Energy executive team gave a 
presentation to the City Council, providing an overview of the benefits of a CCA program and 
Pioneer Community Energy specifically; and

WHEREAS, Pioneer Community Energy prepared an Impact Assessment Study to evaluate 
the financial feasibility and assesses risk of expanding their service area to include the City of 
Yuba City and other agencies; and
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WHEREAS, contingent on completion of those discussions and studies, the City Council 
believes joining Pioneer Community Energy will provide financial and other advantages to 
businesses and residents of the City; and

WHEREAS, Pioneer Community Energy’s Amended and Restated Joint Powers Agreement 
requires a prospective member to individually adopt a Resolution of Intent expressing desire to 
become a member of the Joint Powers Authority and adopt an Ordinance electing to implement a 
CCA within Yuba City under California Public Utilities Code section 366.2; and

WHEREAS, the City Council now desires to amend Title 5 of the Yuba City Municipal Code 
to establish a new Chapter 27 (Community Choice Aggregation Program).

NOW, THEREFORE, the City Council of the City of Yuba City does ordain as follows:

Section 1.  The above recitals are incorporated by reference.

Section 2.  The City Council finds that adoption of this Ordinance is exempt from the 
requirements of the California Environmental Quality Act (CEQA) pursuant to the CEQA Guidelines, 
as it is not a “project” since it has no potential to result in a direct or reasonably foreseeable indirect 
physical change to the environment. (14 Cal. Code Reg. § 15378). Further, the Ordinance is exempt 
from CEQA, as there is no possibility that the Ordinance or its implementation would have a 
significant effect on the environment. (14 Cal. Code Reg. § 15061(b)(3)).

Section 3.  Title 5 of the Yuba City Municipal Code is amended to add Chapter 27 to, read 
in its entirety as follows:

CHAPTER 27 – COMMUNITY CHOICE AGGREGATION PROGRAM

Sec. 5-27.01 Purpose and Intent.

The Council recognizes that the public welfare is served if customers have the option to 
aggregate their electrical loads as members of their local community with community choice 
aggregators as contemplated by Public Utilities Code Section 366.2.  It is the purpose and 
intent of this chapter to implement a community choice aggregation program for customers 
within the City who desire to aggregate their electrical loads.

Sec. 5-27.02. Implementation of Community Choice Aggregation Program.

The City Council authorizes the implementation of a Community Choice Aggregation 
Program within the areas currently served by Pacific Gas & Electric (PG&E) through 
participation in the Community Choice Aggregation Program of the Pioneer Community 
Energy Joint Powers Authority (Pioneer Community Energy), contingent on all of the 
following: (a) completion of the impact analysis by Pioneer Community Energy, and 
acceptance of the same by the City Council; (b) adoption of a resolution of intent by the City 
Council expressing the City of Yuba City’s desire to become a member of Pioneer 
Community Energy, (c) approval of a Joint Powers Agreement with Pioneer Community 
Energy, as amended, by the City Council on behalf of the City, (d) approval by the 
Governing Board of Pioneer Community Energy of the membership of the City of Yuba City, 
and (e) the certification by the California Public Utilities Commission of the Implementation 
Plan filed by Pioneer to include the City of Yuba City.

SEVERABILITY.  If any section, subsection, sentence, clause, phrase, or portion of this Ordinance 
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is, for any reason, held to be invalid or unconstitutional by the decision of any court of competent 
jurisdiction, such decision shall not affect the validity of the remaining portions of this ordinance. The 
City Council hereby declares that it would have adopted this ordinance and each section, subsection, 
sentence, clause, phrase, or portion thereof, irrespective of the fact that any one or more sections, 
subsections, sentences, clauses, phrases, or portions thereof may be declared invalid or 
unconstitutional.

PUBLICATION.  The City Clerk shall certify the adoption of this Ordinance and cause it to be 
published, in accordance with Government Code, Section 36933, or as otherwise required by law.

EFFECTIVE DATE.  This Ordinance shall take effect and be in full force and effect from and after 
thirty (30) calendar days after its final passage and adoption. Within fifteen (15) calendar days after 
its adoption, the ordinance, or a summary of the ordinance, shall be published once in a newspaper 
of general circulation.

Introduced and read at a regular meeting of the City Council of the City of Yuba City on the 21st day 
of January 2025, and adopted at a regular meeting thereof held on the ___ day of February 2025.

AYES:

NOES:

ABSENT:

____________________________
Dave Shaw, Mayor

City of Yuba City

ATTEST:

___________________________
Ciara Wakefield, City Clerk

APPROVED AS TO FORM
COUNSEL FOR YUBA CITY

__________________________
Shannon Chaffin, City Attorney

Aleshire & Wynder, LLP
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ATTACHMENT 2 
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EXPANSION OUTLOOK
Sutter County, Yuba City, and Live Oak

September 23, 2024
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Background
2023 • In April, Sutter County began initial research into the benefits of 

Community Choice Aggregation
• Initial conversations with Pioneer Community Energy

Spring/Summer 
2024

• Sutter County Board of Supervisors, Yuba City City Council receive 
presentation from Pioneer Community Energy with staff 
recommendation to join Pioneer

• Board, Council, and City of Live Oak agree to commission an Impact 
Assessment Study to determine the feasibility of service expansion

• All three jurisdictions agree to co-commission the study
o Expansion must make financial sense for all parties
o Pioneer must have the ability to serve the increased load

Summer 2024 • Impact Assessment Study is conducted

Fall 2024 • Study results are shared with Pioneer’s Expansion Committee and Board 
of Directors
o Pioneer shares study findings and Board recommendations with 

jurisdictions; presents findings to Board/Councils
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Other Agencies Interested in 
Joining Pioneer
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Two Questions to Answer

• Does it make financial sense to move 
forward with expansion?
o Purpose of the Impact Assessment Study
o Go/No-Go Decision Point

• Do we have the power supply resources to 
serve?
o Answers the timing of the launch 

 Phase-In vs. All at once 
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Sutter County Aggregated 
Customer Information

Expansion to Sutter County customers would represent an 
approximate 24% increase to Pioneer retail sales.

Includes account data within Unincorporated Sutter County, 
City of Live Oak, and City of Yuba City.

Data above are unadjusted for opt-out assumptions and 
excludes standby accounts.

Classification Accounts
Annual 
Energy 
(MWh)

Average 
Customer Usage 

(kWh/Mo.)

Residential 34,599 202,287 487

Com/Ind 4,480 158,073 2,940

Ag/Pumping 1,377 51,493 1,377

Street Lighting 809 1,606 165

Total 41,265 413,460 835
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Unincorporated Sutter County 
Customer Information

Expansion to Unincorporated Sutter County customers 
would represent an approximate 8% increase to Pioneer 
retail sales.

Data above are unadjusted for opt-out assumptions and 
excludes standby accounts.

Classification Accounts
Annual 
Energy 
(MWh)

Average 
Customer Usage 

(kWh/Mo.)

Residential 7,806 54,015 577

Com/Ind 1,304 31,130 1,989

Ag/Pumping 1,357 51,218 3,145

Street Lighting 433 479 92

Total 10,900 136,841 1,046
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City of Yuba City Customer 
Information

Expansion to City of Yuba City customers would represent 
an approximate 15% increase to Pioneer retail sales.

Data above are unadjusted for opt-out assumptions and 
excludes standby accounts.

Classification Accounts
Annual 
Energy 
(MWh)

Average 
Customer Usage 

(kWh/Mo.)

Residential 23,776 133,122 467

Com/Ind 3,008 120,109 3,327

Ag/Pumping 11 190 1,442

Street Lighting 333 1,041 261

Total 27,128 254,463 782
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City of Live Oak Customer 
Information

Expansion to City of Live Oak customers would represent 
an approximate 1% increase to Pioneer retail sales.

Data above are unadjusted for opt-out assumptions and 
excludes standby accounts.

Classification Accounts
Annual 
Energy 
(MWh)

Average 
Customer Usage 

(kWh/Mo.)

Residential 3,017 15,150 418

Com/Ind 168 6,835 3,390

Ag/Pumping 9 85 783

Street Lighting 43 86 167

Total 3,237 22,156 570
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Assumptions in the Study

• Examined 2 years of consecutive data (2022/2023)

• Projected revenues from current rates
o Very conservative approach 
o Current rates average 7% discount

• Power Supply
o Energy

o Renewable Energy

o Resource Adequacy
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Fiscal Impact Summary

• *Reflects partial year of service for fiscal year ending June 30, 2028.

• Prior to Pioneer expansion, other implementation costs would be incurred. Such costs may 
be related to utility service fees, marketing and outreach, regulatory and legal 
representation, internal operations, resource planning and procurement.

FYE 2028 FYE 2029 FYE 2030 Total

Revenue ($MM) $ 162.8 $ 254.8 $ 260.1 $ 677.7

Operating Expenses 
($MM)

$ 141.9 $ 252.4 $ 252.0 $ 646.3

Net Operating Margin 
($MM) $ 21.0 $ 2.4 $ 8.1 $ 31.4

Electricity Sales (MWh) 1,264,837 1,848,607 1,886,873 5,077,642

Avg. Revenue ($/MWh) $ 128.82 $ 135.04 $ 135.04 $ 133.47
Avg. Expense ($/MWh) $ 112.15 $ 133.77 $ 130.86 $ 127.28
Avg. Margin ($/MWh) $ 16.57 $ 1.27 $ 4.18 $ 6.19
Avg. Margin (% of Rev) 13% 1% 3% 5%
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Pioneer Board Direction

• Pioneer’s Board received a 
presentation on Sept. 19th on the 
results of the study

• Study recommended launch of 
October 2027

• Over the next few months, Pioneer 
will confirm all parties remain on 
course to join and in parallel conduct 
market assessment on resources

• Return to the Board in December 
with a consideration to start the 
expansion process
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Next Steps

Sep 2024
 Initial study 

results 
shared with 
Expansion 
Committee

Sep-Oct 2024
Results shared 

with 
prospective 
members 

Oct-Nov 
2024

Staff analyzes 
resource 

constraints 
and creates 
enrollment 

phasing 
schedule 

Dec 2024
Staff brings 

enrollment phasing 
schedule to 
Expansion 

Committee for 
Board 

recommendation

Nov-Dec 
2024
Board 

approves new 
memberships 

and JPA 
Amendment

Jan-Feb 2025
New member 
ordinances 

County/Cities
vote to join 
Pioneer at 
this time

Feb-Mar 2025
Implementation 

Plan 
Amendment 
submitted to 

CPUC
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Action Items for Today

• Has the proposed launch date of October 2027 
impacted your decision to move forward?

• How can Pioneer help with messaging to your 
Council/Board?
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Thank you for your time today

Questions:
Gina Stassi-Vanacore   Lisa DeLaby

Director of Communications   Community Outreach Manager

GinaS@PioneerCommunityEnergy.org  LisaD@PioneerCommunityEnergy.org
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Agenda Item 18 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Diana Langley, City Manager  
    
 

 
 
Summary  
    
Subject: Downtown Yuba City Business Improvement District - Levy of 2025 Annual 

Assessment  
    
Recommendation: A. Conduct a Public Hearing, and after consideration, 

 
B. Adopt a Resolution confirming the Annual Report for the Yuba City Downtown 
Business Association and levying the assessment for the Downtown Business 
Improvement District for calendar year 2025 

    
Fiscal Impact: None related to levy and collection of annual assessments  
    
 

 
 
Purpose: 
 
To continue the Downtown Yuba City Business Improvement District. 
 

Council's Strategic Goal: 
 
This item addresses Council's Strategic Goals of Business Friendly and Fiscal Responsibility. 
 

Background: 
 
At the meeting of December 17, 2024, the City Council received the 2024-2025 Annual Report from the 
Yuba City Downtown Business Association and adopted Resolution No. 24-168 declaring its intention 
to levy and collect an annual assessment for calendar year 2025 in the Downtown Yuba City Business 
Improvement District (DBID). A Public Hearing was set for January 21, 2025. The notice of Public 
Hearing was published in the Appeal Democrat on December 27, 2024. 
 
The purpose of the Public Hearing is for the City Council to hear and consider all protests against the 
levying of the proposed assessments. The City Council should note that the Annual Report proposes 
no changes to the BID boundaries or the assessment formula as originally established. 
 

Analysis: 
 
After the Public Hearing, the City Council may take one of the following actions: 
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1. Terminate proceedings if protests are received from business owners in the proposed district 
who collectively pay 50% or more of the proposed assessment (a "majority protest"). If the 
majority protest is only against the furnishing of a specified type of improvement or activity 
within the district, those types of improvements or activities shall be eliminated. 

2. Order changes in any of the matters provided in the Annual Report including: 1) Changes in the 
proposed assessments, 2) The proposed improvements and activities to be funded with the 
revenues derived from the levy of the assessments, and 3) The proposed boundaries of the 
area and any benefit zones with the area. The City Council cannot change the boundaries to 
include any territory that will not, in its judgment, benefit by the improvement of activity. 

3. Continue the Public Hearing with the understanding that the Public Hearing must be completed 
within 30 days. 

4. Adopt a Resolution confirming the Annual Report as originally filed or as amended. The 
adoption of the Resolution constitutes the levy of the assessment for calendar year 2025. 

 
Fiscal Impact:  
 
While there is no direct fiscal impact to the City related to the levy and collection of annual 
assessments, the funds generated through the BID are used to promote the downtown merchants, 
which provide sales tax revenue to the City. 
 
Alternatives: 
 
1. Do not levy assessments. 
2. Identify alternate funding source for Downtown improvements and activities. 
 

Recommendation: 
 
A.Conduct a Public Hearing, and after consideration, 
 
B. Adopt a Resolution confirming the Annual Report for the Yuba City Downtown Business Association 
and levying the assessment for the Downtown Business Improvement District for calendar year 2025. 
 
Attachments: 
1. Resolution - Confirming the Annual Report and Levying the Assessment 2025 
2. DBA Map and Formula Attachment 
 
Prepared By: Submitted By: 
Diana Langley 
City Manager  

Diana Langley 
City Manager  
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ATTACHMENT 1

Page 144 of 515



RESOLUTION NO. 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY
 CONFIRMING THE ANNUAL REPORT FOR THE YUBA CITY DOWNTOWN BUSINESS 
ASSOCIATION AND LEVYING THE ASSESSMENT FOR THE DOWNTOWN YUBA CITY 

BUSINESS IMPROVEMENT DISTRICT FOR CALENDAR YEAR 2025

WHEREAS, on December 17, 2024, the Yuba City Council adopted Resolution No. 24-168 (the 
“Resolution”) declaring its intention to levy and collect an annual assessment for calendar year 
2025 in the Downtown Yuba City Business Improvement District (the “District”) pursuant to the 
Parking and Business Improvement Area Law of 1989, Part 6, (commencing with Section 36500) 
of Division 18 of the California Streets and Highways Code (the “Act”); and

WHEREAS, pursuant to the Act and the Resolution, the City of Yuba City published a Notice of 
Public Hearing on December 27, 2024, regarding the proposed levy of the 2025 Annual 
Assessment for the Downtown Business Improvement District; and

WHEREAS, the Public Hearing has been held and the City Council has heard and considered all 
oral and written protests and other comments regarding the levying of the proposed assessments; 
and

WHEREAS, protests from businesses in the District paying fifty percent (50%) or more of the 
proposed assessments have not been received.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF YUBA CITY DOES HEREBY 
RESOLVE, DETERMINE, AND FIND AS FOLLOWS:
1. The recitals set forth herein are true and correct.
2. The City Council does confirm the Annual Report as originally filed by the Yuba City Downtown 

Business Association.
3. This Resolution is effective on its adoption and constitutes the levy of the assessment for 

calendar year 2025 for the Downtown Yuba City Business Improvement District as referred to 
in the Annual Report, for those properties depicted in Exhibit “A” and per the levy rate formula 
as set forth in Exhibit “B”. 

I HEREBY CERTIFY that the foregoing resolution was introduced and read at a Regular Meeting 
of the City Council of the City of Yuba City on the 21st day of January 2025, and was duly adopted 
at said meeting by the following vote:
AYES:
NOES:
ABSENT:

Dave Shaw, Mayor
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ATTEST:

Ciara Wakefield, City Clerk

APPROVED AS TO FORM
COUNSEL FOR YUBA CITY

________________________________
Shannon Chaffin, City Attorney

Aleshire & Wynder, LLP

Exhibits:

A. Map of District
B. District Assessment Formula 
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EXHIBIT A 
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EXHIBIT B 
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District Assessment Formula 
 

The Business Improvement District (BID) is a self-initiated business district funded by an annual 
assessment based on a formula developed by the Downtown Yuba City Business Improvement District 
Formation Committee. The assessments will be used to fund improvements and activities in the BID 
designed for economic stimulation and business enhancement for the businesses in the BID. The 
assessment formula is based on type, size and location of businesses in order to offer a fair and 
equitable charge for each business in the BID.  
 
Retail, Restaurant and Service Businesses: Includes businesses that buy and resell goods such as 
clothing stores, shoe stores, office supplies, businesses that sell prepared foods and drinks, general 
office, news and advertising media, printers, photographers, personal care facilities and outlets, 
contractors, builders, service stations, repairing and servicing businesses, renting and leasing businesses, 
utilities, vending machine businesses, household finance companies, theaters and entertainment-
oriented businesses, and other similar businesses not otherwise defined in the other categories.  
 
Professional Business: Includes attorneys, architects, accountants, engineers, surveyors, physicians, 
dentists, optometrists, chiropractors and others in a medical/health service field, consultants, real 
estate brokers, financial advisors, laboratories (including dental and optical), hearing aid services, artists 
and designers, and similar businesses.  
 
Lodging Businesses: Includes inns, hotels, motels, RV parks, and other similar businesses.  
 
Financial Institutions: Includes banks, savings & loans, credit unions, and similar businesses.  
 
Associate Members: Businesses outside the BID boundaries that would like to participate will be 
charged.  
 
Note: Retail and restaurant businesses will be assessed on size which will be determined by number of 
employees, either full-time or the equivalent made up of multiples of part-time employees. 
 

Business Type 
Business Size Annual Assessment Zone 

(Number of Employees) A B 

Retail, Restaurant 
and Service 

Small (1-4) $385 $180 

Medium (5-9) $560 $285 

Large (10+) $735 $380 

Professional Business  $350 $180 

Lodging Business  $560 $285 

Financial Business  $875 $725 
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Agenda Item 19 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Development Services Department  
    
Presentation By: Doug Libby, Deputy Director of Development Services  
    
 

 
 
Summary  
    
Subject: 2040 General Plan Update  
    
Recommendation: A. Conduct a Public Hearing; and after consideration, 

  
B. Adopt a Resolution of the City Council of the City of Yuba City adopting an 
addendum to the certified environmental impact report for the 2004 Yuba City 
General Plan and approving the 2040 General Plan update 

    
Fiscal Impact: No direct fiscal impact will result from this project because the 2040 General 

Plan update was funded by State Planning Grant monies  
    
 

 
 
Purpose: 
  
Consideration to adopt a technical update to the General Plan where no land use changes are 
proposed.  
 
Council’s Strategic Goal: 
  
This item addresses all four City Council Strategic Goals. Having an updated General Plan provides 
policies addressing Public Safety, City Infrastructure, assists the City to be Business Friendly and 
establishes land-use and other policies allowing the City to grow in a fiscally responsible way.   
 
Background: 
  
The City adopted a comprehensive General Plan update on April 8, 2004. Yuba City and Sutter County, 
through the Local Agency Formation Commission (LAFCO), have agreed on the current Sphere of 
Influence (SOI) boundary as it exists today. The existing 2004 General Plan may be accessed 
at: https://www.yubacity.net/departments/development_services/general_plan.php. 
  
Due to the Great Recession and a slow recovery, combined with a global pandemic and a slow 
recovery, since adoption, much of Yuba City’s SOI remains undeveloped, with almost half the land in 
the SOI either vacant or being utilized as agricultural land. 
  
As part of the 2004 comprehensive General Plan update, the City planned its entire SOI, certified an 
environmental impact report (EIR) and made findings of overriding consideration for those impacts 
resulting from build-out of the General Plan that could not be mitigated to a less than significant level.  
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At the time the 2004 General Plan was adopted, it was estimated over the planning period, the City’s 
population would grow to 119,400 people by 2025. As of January 2024, the State Department of 
Finance estimates Yuba City’s population is 70,356 people, which is 41 percent less than what was 
planned to exist at this time.  
  
Although significant effort and resources went into the 2004 General Plan, it has largely been unused 
due to global and economic conditions affecting the City that were beyond its control. This doesn’t 
mean the plan does not require updates to comply with statutory changes and to remain contemporary 
for the City’s needs.     
  
The goals of the 2040 General Plan are similar to the existing Plan: 

• Maintain a cohesive city and protect surrounding rural areas by fostering a compact, rather than 
a scattered development pattern, with strong urban edges. 

• Provide new employment centers to support economic development.  
• Build an interconnected street system with improved north-south and east-west connections into 

newly developing areas. 
• Create livable neighborhoods, with convenient access to parks, schools, and neighborhood 

commercial facilities. 
• Locate new retail centers at accessible locations to serve both Yuba City residents and 

shoppers from other communities.  
• Make new parks, schools and open space an integral part of new development, with linkages to 

existing parks and the Feather River Park system where feasible.   

 
Due to the majority of planned land uses having not been built out since the Plan’s 2004 adoption, this 
update does not propose any land use changes, but rather updating data, mapping and policies to 
make the document current and compliant with State law.  
  
On December 11, 2024, the Planning Commission conducted a public hearing on the 2040 General 
Plan. There was no opposition expressed by the public. The 2040 General Plan update was 
recommended for approval by the Planning Commission by a 4-0 vote (2-members with excused 
absences, 1-postion vacant).  
  
Analysis: 
  
The planning horizon for this General Plan is 2040. State law requires cities and counties adopt a 
General Plan. The statute and judicial decisions have established three overall general plan guidelines: 

• General Plans Must Be Comprehensive. This requirement has two aspects. First, the general 
plan must be geographically comprehensive. That is, it must apply throughout the entire 
incorporated area, and it should include other areas that the City determines are relevant to its 
planning. Second, the general plan must address the full range of issues that affect the City's 
physical development. 

• The General Plan Must Be Internally Consistent. This requirement means that the general plan 
must fully integrate its separate parts and relate them to each other without conflict. “Horizontal” 
consistency applies both to figures and diagrams as well as general plan text. It also applies to 
data and analysis as well as policies. All adopted portions of the general plan, whether required 
by State law or not, have equal legal weight. None may supersede another, so the general plan 
must resolve conflicts among the provisions of each element. 

• The General Plan Must Be Long-Range. Because anticipated development will affect the City 
and the people who live or work there for years to come, State law requires every general plan 
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to take a long-term perspective.   

 
A General Plan includes seven statutorily required elements and either a specific element or policies 
related to Environmental Justice. The 2040 General Plan includes the following Elements, Land Use, 
Circulation, Open Space, Conservation, Safety, Noise, and Housing. This General Plan continues to 
include optional Community Design and Economic Development elements. Environmental Justice is 
discussed further below; however, consistent with Senate Bill 1000 (SB 1000) the 2040 General Plan 
integrates Environmental Justice Policies as required.     
  
A separate focused effort occurred to update the City’s (2021-2029) Housing Element with final 
adoption by the City Council occurring on March 1, 2022, by Resolution No. 22-024. The updated 
Housing Element was certified by the State Department of Housing and Community Development 
(HCD) on May 5, 2022.   
  
Below is a high-level summary of significant changes incorporated into the proposed 2040 General 
Plan.   

• Plan Wide. Updated mapping is provided throughout the document reflecting current city 
boundaries and land uses, including incorporating the 2019 Bogue-Stewart Master Plan. 
Updated mapping has resulted in updated electronic mapping for the City’s Geographic 
Information System (GIS). 

• Plan Wide. Tables and data throughout the document have been updated to bring it current and 
consistent with State law. Information not required to be included in a General Plan such as 
data on utility systems, utility connection and usage data, solid waste diversion rates and other 
similar information was removed because the information quickly becomes outdated and makes 
the Plan appear antiquated. 

• Plan Wide. The 2004 General Plan included “Guiding Policies” and “Implementing Policies” that 
created confusion over which policy took precedent. Utilizing the existing plan, the document 
has been reformatted to reflect “Goals,” which are the aspirational items the City is working 
toward and “Policies” which are the actions to be taken to reach a desired goal. 

• Land-Use Element. Residential land use designations have been revised from “Low”, “Low-
Medium” and “Medium-High” density residential to “Low”, “Medium” and “High” density 
residential, which simplifies and clarifies the intent of each designation. Allowable densities as 
analyzed in the 2004 Plan EIR remain the same. 

• Circulation Element. Senate Bill (SB) 743, adopted in 2013 and effective in 2019, refocused 
traffic analysis statewide from a Level of Service (LOS) standard to a Vehicle Miles Traveled 
(VMT) standard. One (1) VMT is defined as one mile driven by a vehicle and is the amount of 
distance of vehicle travel attributable to a project. It is commonly expressed as a daily value for 
a typical weekday when schools are in session. Based on this State legislation, the proposed 
2040 General Plan has been updated requiring compliance with the City’s existing 
Implementation Guidelines for SB 743. The emphasis on LOS has been reduced by the 
following proposed Policy: 

 
    Circulation Element Policy CI 4-2: Strive to maintain a target LOS D or better for collector and/or 
arterial intersections. 

• Circulation Element. Mapping of future roadways and signalized intersections has been updated 
based on a new City traffic model for Plan build-out. The City’s updated traffic model will be 
brought forward for adoption to the City Council concurrently with the General Plan. 

• Circulation Element. Policy CI 9-1 has been updated to require Surface Transportation 
Assistance Act (STAA) trucks (truck/trailer combinations exceeding California’s 65-foot legal 
limit) be directed to approved areas only. STAA truck parking areas shall be encouraged to 
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develop outside the City limit boundaries unless measures are established to mitigate impacts 
of proposed STAA trucking operations on City streets. 

• Information regarding utilities has been simplified, where possible, by referring to separately 
adopted Master Plan documents (sewer, water, drainage) that are updated at much greater 
frequency than a General Plan. 

• Parks (Open Space). Neighborhood Parks were previously removed from the General Plan. 
They are proposed to be reincorporated in anticipation of a future development impact fee 
update to ensure sufficient monies are collected for the development of parkland, consistent 
with Quimby Act standards. Updated mapping for parkland (existing and future) is reflected in 
Chapter 6. 

• Safety Element. Due to significant statutory changes and the current element being significantly 
out of date, the Safety Element (Chapter 8) has been completely re-written with the assistance 
of Public Works, Engineering, as well as both Police and Fire Chiefs. Revisions reflect modern 
emergency planning efforts adopted by the City. 

• Environmental Justice (EJ). Incorporated as a mandatory requirement in 2016 by Senate Bill 
(SB) 1000, the Planning for Health Communities Act, beginning in 2018, cities and counties are 
required to incorporate EJ when two or more General Plan elements are updated.  SB 1000 
requires jurisdictions to either adopt a separate EJ element or integrate EJ policies throughout 
the document, as applicable to reduce unique and compounded health risks and pollution 
burdens. Rather than having a stand-alone EJ element, the City is considering EJ issues 
throughout the 2040 General Plan.   

 
The area of Yuba City subject to consideration as a disadvantaged community was mapped using the 
California Communities Environmental Health Screening Tool 3.0 (CalEnviroScreen) developed by the 
State Office of Environmental Health Hazard Assessment on behalf of the California Environmental 
Protection Agency. This screening tool measures indicators such as air, drinking water, waste sites, 
toxic emissions, asthma rates and, poverty. Areas of the City affected most by these indicators is 
depicted on Figure 3-2 (Disadvantage Communities) and is generally located east of State Highway 99, 
south of Pease Road and extending south to Franklin Road and continuing southeasterly to Lincoln 
Road and the County Airport.  
  
Appendix 3-1 of the 2040 Plan contains a comprehensive table of applicable General Plan Policies that 
reduce pollution exposure, improve public facilities, promote food access, safe and sanitary homes and 
physical activity allowing the City to comply with the requirements of SB 1000.    
  
Environmental Determination: 
  
The City Council Certified the Final EIR (SCH No. 2001072105) for the 2004 General Plan on April 8, 
2004, as part of Plan approval. Findings of Overriding Consideration were made as part of adopting the 
plan for those environmental impacts that could not be mitigated to a less than significant level. A 
mitigation, monitoring, and reporting program were also adopted concurrently by the City.   
  
For this General Plan update, an Addendum to the 2004 Final Environmental Impact Report has been 
prepared. The Addendum demonstrates the analysis in that EIR adequately addresses the potential 
physical impacts associated with implementation of the proposed project and that the proposed project 
would not trigger any of the conditions described in CEQA Guidelines Section 15162 calling for further 
environmental review. 
  
CEQA Guidelines Section 15164(a) states an addendum shall be prepared if some changes or 
additions to a previously adopted EIR are necessary, but none of the conditions enumerated in CEQA 
Guidelines Sections 15162(a)(1)– (3) calling for the preparation of a subsequent EIR have occurred. As 
stated in CEQA Guidelines Section 15162 (Subsequent EIRs and Negative Declarations). 
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It has been determined that the 2040 General Plan Update does not require major revisions to the 
General Plan EIR due to the involvement of new significant environmental impacts or substantial 
increases to the severity of previously identified significant environmental impacts. This is because the 
proposed update is focused on refining and refreshing policy issues to be consistent with the latest 
requirements and practice standards and does not propose changes to land use or other items that 
could have an impact greater than that which has already been fully assessed.  
  
Furthermore, future development projects facilitated by the General Plan Update would continue to be 
subject to the requirements of CEQA as to any project-level environmental review that may be required. 
In addition, the General Plan Update’s projected population for the horizon year is less than the 
projected population described in the General Plan EIR. Therefore, the General Plan EIR provides a 
sufficient and adequate analysis of the environmental impacts of the proposed 2040 General Plan. 
  
Fiscal Impact: 
  
No direct fiscal impact will result from this project because this update was funded by State Planning 
Grant monies. 
  
 Alternatives: 
 
The City Council may decide not to adopt the 2040 General Plan update or may determine that 
revisions are required.    
 
Recommendations: 
 
A. Conduct a Public Hearing; and after consideration, 
  
B. Adopt a Resolution of the City Council of the City of Yuba City adopting an addendum to the certified 
environmental impact report for the 2004 Yuba City General Plan and approving the 2040 General Plan 
update.  
 
Attachments: 
1. Proposed Resolution 
2. Proposed EIR Addendum 
 
Prepared By: Submitted By: 
Doug Libby, AICP 
Deputy Development Services Director  

Diana Langley  
City Manager  
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RESOLUTION NO.  

 
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY  (1) 
APPROVING AN ADDENDUM DATED NOVEMBER 2024 TO THE  
ENVIRONMENTAL IMPACT REPORT CERTIFIED FOR THE GENERAL PLAN ON 
APRIL 8, 2004; AND (2) ADOPT THE CITY OF YUBA CITY 2040 GENERAL PLAN 
UPDATE BY APPROVING GENERAL PLAN AMENDMENT NO. 24-04 

 
WHEREAS, California Government Code Section 65300 requires the City to adopt a 
comprehensive, long-term general plan for the City's physical development and for any land 
outside City boundaries which bear relation to the City's planning; and 
 
WHEREAS, on April 8, 2004, the City Council of the City of Yuba City (Council) adopted a General 
Plan to comprehensively update the City's then-existing General Plan; and  
 
WHEREAS, as part of the 2004 comprehensive General Plan update, the City planned its entire 
Sphere of Influence, and an environmental impact report (GP EIR) was certified, and findings of 
overriding consideration were made for those impacts resulting from build-out of the General Plan 
that could not be mitigated to a less than significant level; and  
 
WHEREAS, due to the “Great Recession” that commenced in 2008 and a slow recovery from that 
time combined with a global pandemic and a slow recovery from that period, as of 2023, much of 
Yuba City’s SOI remains undeveloped, with almost half the land in the SOI either vacant or 
agricultural land; and, 
 
WHEREAS, at the time the 2004 General Plan was adopted, it was estimated over the planning 
period, the City’s population would grow to 119,400 people by 2025; however, as of January 2024, 
the State Department of Finance estimates Yuba City’s population is 70,356 people, which is 41 
percent less than what was planned to exist at this time; and,   
 
WHEREAS, although significant effort and resources went into the 2004 General Plan, it has 
largely been unused due to global and economic conditions affecting the City that are largely 
beyond its control; and,  
 
WHEREAS, due to the passage of time, subsequent developments in State law, and changes to 
local and regional conditions, the City of Yuba City determined it appropriate to comprehensively 
update its General Plan with the proposed City of Yuba City 2040 General Plan Update; and 
 
WHEREAS, the goals for the 2040 General Plan Update are similar to the existing General Plan 
as follows: 
 

• Maintain a cohesive city and protect surrounding rural areas by fostering a compact, rather 
than a scattered development pattern, with strong urban edges. 
 

• Provide new employment centers to support economic development. 
  
•  Build an interconnected street system with improved north-south and east-west 

connections into newly developing areas. 
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• Create livable neighborhoods, with convenient access to parks, schools, and 
neighborhood commercial facilities. 
 

• Locate new retail centers at accessible locations to serve both Yuba City residents and 
shoppers from other communities. 
 

• Make new parks, schools and open space an integral part of new development, with 
linkages to existing parks and the Feather River Park system where feasible. 

and, 
 
WHEREAS, due to the majority of planned land uses having not been built out since the current 
General Plan’s 2004 adoption, the 2040 General Plan Update is not proposing land use changes, 
but rather updating data, mapping and policies to make the document current and compliant with 
existing State law; and  
 
WHEREAS, the process for the preparation of the 2040 General Plan Update formally began on  
April 28, 2021 with a public meeting before the Planning Commission to learn about the focused 
update to the General Plan and to provide feedback on proposed changes; and  
 
WHEREAS, the proposed 2040 General Plan Update includes all required plan elements as a 
comprehensive update to the current General Plan, and will effectively supersede and replace 
the City of Yuba City’s current General Plan in its entirety, with the exception of the recently-
adopted Housing Element, which has been processed, heard, and enacted separately as required 
by State law; and 
 
WHEREAS, in compliance with Public Resources Code, section 21166 and CEQA Guidelines 
Section 15064 and 15062, the City evaluated whether the implementation of the 2040 General 
Plan Update would present any of the circumstances set forth in Public Resources Code, section 
21166 and CEQA Guidelines, section 15162 that would require the preparation of a new 
Environmental Impact Report (EIR) or a supplemental EIR to the EIR the City Council certified on 
April 8, 2004 and determined that none of those circumstances were present and have, therefore, 
pursuant to CEQA Guidelines, section 15164, prepared an addendum to the EIR adopted in 2004 
to make some changes and additions to that EIR; and 
 
WHEREAS, pursuant to Government Code, section 65352.3, the City of Yuba City contacted 
California Native American tribes that are on the contact list maintained by the Native American 
Heritage Commission to invite those tribes to consult on the proposed 2040 General Plan update; 
and 
 
WHEREAS, on December 11, 2024, the Planning Commission conducted a duly noticed public 
hearing on the environmental determination as set forth below and the Project, at which time it 
received input from City Staff and the City Attorney’s office; public comment portion was opened, 
and public testimony and evidence, both written and oral, was considered by the Planning 
Commission of the City of Yuba City; and 
 
WHEREAS, after deliberation and consideration of all relevant items, the Planning Commission 
recommended the City Council determine that the 2040 General Plan Update project was 
adequately analyzed in the Final Environmental Impact Report certified on April 8, 2004, and as 
amended by the Addendum dated November 2024 and recommended approval of the 2040 
General Plan to the City Council; and  
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WHEREAS, on January 21, 2025, the City Council conducted a Public Hearing to consider GPA 
24-04 together with the EIR Addendum as recommended for approval by the Planning 
Commission. The City Council received both oral testimony and written information presented at 
the hearing regarding the same; and 

 
WHEREAS, the City Council considered said recommendations of the Planning Commission on 
the matter and after review and consideration of the Addendum proposed to the 2004 Final 
General Plan EIR, the City Council desires to approve the 2040 General Plan Update (GPA 24-
04) and the Addendum. 
 

NOW, THEREFORE, the City Council of the City of Yuba City resolves as follows: 
 
1. Recitals:  The City Council hereby specifically finds that all of the facts set forth in the recitals 

above are true and correct and incorporated herein. 
 
2. CEQA Finding: The City Council finds and determines, based on its independent judgment, 

after consideration of the whole of the administrative record, the 2040 General Plan Update 
was assessed in the previously certified Environmental Impact Report (SCH No. 
2001072105), certified on April 8, 2004; and pursuant to Public Resources Code, section 
21166 and CEQA Guidelines, Sections 15162 and 15164 and the Addendum, dated 
November 2024, that no major revisions to the EIR are required and no subsequent EIR, or 
negative declaration is required for approval of the 2040 General Plan Update.  As such, the 
City Council approves the Addendum dated November 2024 for this project. 

 
3. Findings Regarding the 2040 General Plan Update.  Based on substantial evidence in the 

record, the City Council finds that all pre-requisites to the adoption of the City of Yuba City 
2040 General Plan Update have been satisfied, including as follows: 

 
a. State law requires that each city adopt a general plan to describe its long-term goals and 

policies and programs to achieve those goals.  The general plan is often referred to as a 
city’s “constitution” for future growth and development as land use decisions, the zoning 
ordinance, development approvals, and other policies of a city must be consistent with the 
general plan.  The 2040 General Plan Update outlines a vision for the City of Yuba City’s 
long-term physical and economic development and community enhancement and sets 
forth goals and policies that will allow this vision to be accomplished.  The City of Yuba 
City’s 2040 General Plan Update also provides the basis for establishing City priorities for 
implementing plans and programs, including the zoning ordinance, capital improvement 
programs, and specific plans; 

 
b. The proposed 2040 General Plan Update and all of its elements (including the previously 

adopted Housing Element) comprise a logical, integrated, internally consistent, and 
compatible statement of the City’s goals, policies, and objectives; 

 
c. The proposed 2040 General Plan Update is reasonably related to, and substantially 

furthers, the public health, safety, and welfare as it guides and accommodates land uses, 
housing, circulation, and other infrastructure and developments in accordance with current 
law, community needs, and future demands.  The 2040 General Plan Update will promote 
the public health, safety, and welfare by establishing goals and policies to guide the City’s 
development within the Planning Area, to ensure an attractive built environment, to protect 
the natural environment and promote sustainability, and ensure the provision of adequate 
infrastructure and services;  
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d. The proposed 2040 General Plan Update covers all territory within the boundary of the 

City and the area of likely expansion outside of the City;  
 

e. The proposed 2040 General Plan Update, together with the adopted and certified Housing 
Element as amended, addresses all of the mandatory general plan elements as well as 
the following additional elements: Community Design and Economic Development; 

 
f. The proposed 2040 General Plan Update is in compliance with the requirements of CEQA, 

including those reasons as noted above and set forth more fully in the EIR and Addendum 
to the EIR; and  

 
g. The proposed 2040 General Plan Update has been prepared in accordance with local 

planning procedures and State law. 
 

4. Adoption of 2040 General Plan Update. The City Council adopts the proposed 2040 General 
Plan Update (which incorporates the most recent version of the adopted Housing Element) 
as an update to the existing City of Yuba City General Plan in its entirety, including all 
associated text, policies, diagrams, tables, and exhibits, as contained in the 2040 General 
Plan Update by approving General Plan Amendment No. 24-04. The 2040 General Plan 
Update is attached as Exhibit “A” hereto as noted below. 
 

5. Effective Date of Resolution:  This Resolution shall become effective immediately.   
 
The foregoing Resolution was duly and regularly introduced, passed, and adopted by the City 
Council of the City of Yuba City at a regular meeting thereof held on the 21st day of January 2025. 
 
Ayes:  
 
Noes:  
  
Absent:     
 
Recused: 
 
 

_____________________________ 
Dave Shaw, Mayor 

 
ATTEST: 
 
 
 
 
______________________________ 
Ciara Wakefield, City Clerk          
 
 
  

                  APPROVED AS TO FORM 
COUNSEL FOR YUBA CITY 
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                                                                                                  _________________________________ 
Shannon Chaffin, City Attorney 

Aleshire & Wynder, LLP 
 
 
 
 
 
Attachment: 
 

Exhibit A: 2040 General Plan 
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I 
Introduction & Overview 

The General Plan describes a vision for the future of Yuba City1. Currently, the residents of Yuba 
City enjoy the City’s small size, the availability and affordability of housing, it’s small-town 
feeling, and the surrounding rural landscape. This plan, based on input from Yuba City citizens, 
business owners, elected officials, and City staff, strives to maintain what is good and desirable 
about Yuba City as it grows into the future. This plan builds on the quality of current planning 
work in the city – such as the Buttes Vista Neighborhood Plan, Harter Specific Plan, Bogue-
Stewart Master Plan, Sutter Heritage Master Plan, Yuba Crossing Mixed Use Plan, Lincoln East 
Specific Plan, and Central City Specific plans – and carries through those city-building principles 
to the City as a whole. It also coordinates with and supports ideas in the Sutter County General 
Plan.  

The diagrams and policies presented 
in this plan are based on the real need 
for accommodating a future 
population and employment base 
combined with a real vision for the 
future. The plan is comprehensive and 
long-range in scope. It will be used on 
an on-going basis as many City 
regulations, requirements, and 
actions are required by State law to be 
consistent with the General Plan. 

The plan draws its ideas and policies 
from the many citizens who 
participated formally and informally 
in making both difficult and easy choices. The plan envisions a growing community that 
preserves much of its small town feel and social fabric with an improved economy, new job 
opportunities, affordable housing, improved public services and facilities, new parks, and sphere 
of influence that protects the much-prized rural agricultural landscape, and an overall improved 
quality of life.  

 
1 The term “City of Yuba City,” or “City” (with an upper case “C”) as used in this document refers to the City organization and 

institution governed and managed by the Mayor, City Council and City Staff.  The term “Yuba City,” or “city of Yuba City” (using a 
lower case “c’) or the word or “the city” alone refers to the geographic urban area and built environment commonly, or the 
population as a whole, known as the city of Yuba City.  Use of “a city” is a reference to cities in general, and not a specific reference 
to either City organization or the geographic location of the city. 

 Front of City Hall 
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11.1  PURPOSE OF THE GENERAL PLAN  

The Yuba City General Plan is a document required by State law and adopted by the City Council 
that addresses issues related to physical development, growth, and conservation of City 
resources. The plan:  

 Outlines a vision of long-range physical planning and land uses in order to address the 
economic development and resource conservation aspirations of the community;  

 Provides strategies and specific implementing actions that will allow this vision to be 
accomplished;  

 Establishes plan policies and standards to be used as a basis for judging whether specific 
development proposals are in concert with the goals of the community; 

 Provides guidelines and policies by which City departments, public agencies, and private 
developers can design projects that will enhance the character of the community, preserve 
and enhance critical environmental resources, and minimize hazards; and   

 Provides the basis for establishing and setting priorities for detailed plans and implementing 
programs, such as the Zoning Ordinance, specific plans, impact fee studies, and the Capital 
Improvement Program.  

WHY HAS THIS PLAN BEEN PREPARED?  

The City has selected 20 years as the horizon for the general plan.  The horizon does not make 
an end point, but rather provides a general context in which to make shorter-term decisions. 
Some systems, such as sewer, water, and roads, are generally designed with a 30-to-50-year 
lifespan, which is considered by this plan.  Certain elements of the plan, such as the Housing 
Element, are updated on a regular basis as needed due to refinements in circumstances or 
requirements of State law. 

By way of background, Yuba City adopted a General Plan in 1989 that covered a planning period 
through 2005. The plan was comprehensively updated on April 8, 2004. Yuba City and Sutter 
County, through the Local Agency Formation Commission (LAFCO), have agreed on the current 
Sphere of Influence (SOI) boundary for Yuba City that is smaller than the area originally 
contemplated in the plan.  

 

Page 170 of 515



I n t roduc t io n  and  Over v i ew  
 

 1-3 

 
View of subdivision under construction with vacant field in foreground. 

As of 2023, much of the Yuba City SOI remains undeveloped, with almost half the land in the Yuba 
City SOI either vacant or agricultural land. All of this land is available for development in order 
to accommodate projected population increases and the subsequent land demand. 

Thus, this General Plan has been prepared to:  

 Respond to the need of having policies to guide Yuba City’s growth into previously un-
planned for areas; 

 Ensure that development remains within the agreed-upon SOI, thereby preserving 
agricultural land in the surrounding rural areas;  

 Ensure that the General Plan reflects the City’s current planning efforts, and includes goals, 
policies, and implementation to identify and implement the community’s vision;  

 Plan in a manner that meets future land needs based on the projected population and job 
growth; and 

 Meet the City’s jobs/housing balance objectives, the need for housing in the community, and 
State law requirements for Yuba City’s allocation of regional housing needs.  
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PPLAN PREPARATION PROCESS 

As noted above, the General Plan was updated in 2004, with regular updates to the Housing 
Element occurring thereafter.  A focused update was performed in 2022 to make technical edits 
to the Housing Element and Land Use Element, reflect changes to local and regional priorities, 
and ensure consistency with State law. During the 2022 review a majority of the 2004 General 
Plan was determined to still be applicable and accurate. Accordingly, the accompanying public 
input is still relevant. Supplemental community engagement, conducted for the 2023 update, is 
summarized along with the comprehensive engagement conducted in 2002 below. 

To help prepare this General Plan, a General Plan Advisory Committee (GPAC) was formed. This 
Committee was charged with serving as ambassadors to the community during the preparation 
of the new General Plan and with reviewing and commenting on interim products prepared by 
the project consultant. The committee included representation from the Yuba City Planning 
Commission and City Council, the Sutter County Board of Supervisors and Planning Commission, 
Caltrans, and local citizens from both the incorporated and unincorporated areas within the SOI. 

The Committee met on a frequent basis to address concerns and guide the process.  

Community Workshops (2002) 
Two community workshops were held, one in August 2002, and one in November 2002. These 
workshops were attended by approximately 150 and 130 people, respectively. The first 
workshop gathered input and reactions to a draft land use plan. The second workshop presented the 
refined land use plan and began the process of developing policies for the plan. A wide variety of 
viewpoints were expressed by a mix of participants from all segments of the community.  

Planning Commission and City Council (2002 and 2021) 
In 2002, the Yuba City Planning Commission and City Council participated in special joint 
workshops to inform both decision-making bodies of project progress and findings and receive 
direction and recommendations throughout the General Plan Update. On April 28, 2021, the 
Yuba City Planning Commission attended a study session to learn about the focused update to 
the General Plan and provide feedback on the proposed changes.  

1.2  SUMMARY OF COMMUNITY INPUT  

This plan is a result of the GPAC guidance and public input received at the Workshops in 2002 
and Special joint Planning Commission and City Council workshops in 2002 and 2021. These 
special workshops were also held to keep those groups informed and to solicit feedback. Finally, 
newsletters on the General Plan Update were distributed to the citizens of Yuba City and 
surrounding areas to inform the public of the planning process and seek public comment. 
planning in context. 

A Brief history of Yuba City 
Before its founding, the land on which Yuba City is now located was a part of Rancho Nuevo 
Helvetia (the New Switzerland Ranch), a land grant owned by Swiss emigrant and Mexican 
citizen John Sutter. Samuel Brannan, Pierson Reading, and Henry Cheever purchased land from 
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Sutter in 1849 to found a town primarily as a distribution center for Gold Rush supplies. Brannan, 
the Senior Partner, had the town laid out and lots sold. He is honored today as one of the town's 
founders and a park is named for him. 

Yuba City was established as county seat in 1856. The early town was centered at Second Street 
and the Garden Highway, near the waterfront. The commercial district ran along Bridge Street, 
south of the present-day Downtown commercial corridor on Plumas Street. Apart from mining-
oriented services, the City’s industry also focused on agricultural production, with wheat, grains, 
and cattle being the dominant goods. 

Incorporated on January 23, 1908, the City soon found ethnic diversity taking root. Mexican 
immigration to the Yuba-Sutter region began in the early Twentieth Century, followed by the 
arrival of traditionally agrarian Sikh Indian immigrants who have come in a small but steady flow 
since 1924. More than a quarter of City residents and 30 percent of people in the County now 
claim either Mexican or Indian heritage. 

After World War II, Yuba City’s population began to grow more quickly, owing to returning 
veterans, improved access from highway construction, and the constraints placed on 
development in its sister city, Marysville, across the river which is surrounded by flood-control 
levees. Growth has continued to be strong, with the population nearly doubling every twenty 
years since 1940. Pressure toward further expansion is most acute in agricultural areas to the 
west and south of the city, especially along highway corridors. More recently, with the growth of 
the Sacramento Capital region, Yuba City remains a fast-growing urban area. New jobs in Yuba 
City, Sacramento, and Sacramento suburbs such as Roseville, Rocklin, and Natomas combined 
with affordable home prices and transportation options in Yuba City have fueled the current 
boom. 

11.3  GENERAL PLAN REQUIREMENTS 

State law requires each California municipality to prepare a general plan. A general plan is 
defined as “a comprehensive, long-term general plan for the physical development of the county 
or city, and any land outside its boundaries which in the planning agency's judgment bears 
relation to its planning.” State requirements call for general plans that “comprise an integrated, 
internally consistent and compatible statement of policies for the adopting agency.” 

A city's general plan has been described as its constitution for development – the framework 
within which decisions on how to grow, provide public services and facilities, and protect and 
enhance the environment must be made. California's tradition of allowing local authority over 
land use decisions means that the State's cities have considerable flexibility in preparing their 
general plans. 

While allowing considerable flexibility, State planning laws do establish some requirements for 
the issues that general plans must address. The California Government Code establishes both the 
content of general plans and rules for their adoption and subsequent amendment. Together, 
State law and judicial decisions establish three overall guidelines for general plans: 
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 The General Plan Must Be Comprehensive. This requirement has two aspects. First, the general 
plan must be geographically comprehensive. That is, it must apply throughout the entire 
incorporated area, and it should include other areas that the City determines are relevant to 
its planning. Second, the general plan must address the full range of issues that affect the 
City's physical development.  

 The General Plan Must Be Internally Consistent. This requirement means that the general plan 
must fully integrate its separate parts and relate them to each other without conflict. 
“Horizontal” consistency applies both to figures and diagrams as well as general plan text. It 
also applies to data and analysis as well as policies. All adopted portions of the general plan, 
whether required by State law or not, have equal legal weight. None may supersede another, 
so the general plan must resolve conflicts among the provisions of each element.  

 The General Plan Must Be Long-Range. Because anticipated development will affect the city 
and the people who live or work there for years to come, State law requires every general 
plan to take a long-term perspective. 

11.4  REGIONAL LOCATION AND PLANNING BOUNDARIES  

REGIONAL LOCATION 

Yuba City lies in the northern portion of California’s flat, fertile Central Valley. It is situated in 
eastern Sutter County on the western bank of the Feather River. Marysville, Yuba City’s sister 
City, is located opposite Yuba City on the eastern bank of the Feather River and is in Yuba County. 
Primarily undeveloped agricultural land exists to the north, west, and south of the city. The 
Sutter Buttes are located to the northwest of the city and frame views in that direction. The 
primary transportation corridors are Routes 99 and Route 20. Route 99 leads due south to 
Sacramento and north to Oroville and Chico beyond; Route 20 links Yuba City to Colusa and I-5 
to the west and Grass Valley and the Sierra Nevada range to the east. State Routes 70 and 65 lead 
south from Marysville, connecting the region to Sacramento and to Sacramento’s northern 
suburbs – Roseville and Rocklin. Figure 1-1 depicts the City’s regional location.  

PLANNING BOUNDARIES 

According to State law, the City must consider a Planning Area that consists of land within the 
City and “any land outside its boundaries which, in the planning agency’s judgment, bears 
relation to its planning.”  

The SOI is a boundary that encompasses lands that are expected to ultimately be annexed by the 
City, although, until annexed, it falls under the jurisdiction of the County of Sutter. The City’s SOI 
is determined by the Local Agency Formation Commission (LAFCO), which is an entity 
empowered to review and approve proposed boundary changes and annexations by 
incorporated municipalities. The City’s SOI comprises all land within the City limits and land 
beyond the outer City Limits on all sides. Figure 1-2 illustrates the overall Planning Area, the 
Yuba City SOI (as agreed upon by the City with Sutter County), and for the purposes of this plan, 
the Urban Growth Boundary (UGB), which is essentially the SOI boundary, with minor 
exceptions. The UGB anticipates future expansion of the SOI as depicted. The area within the UGB 
includes approximately 24 square miles of land. It is assumed that all areas within the SOI will 
be annexed and become part of Yuba City.  
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FFigure 1-1: Regional Map 

 

Page 175 of 515



Yuba C i t y  Genera l  P lan Update  
 

1-8 

FFigure 1-2: Planning Areas 
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11.5  GOALS 

GENERAL PLAN GOALS 

Several goals for the General Plan were identified and considered by the GPAC, based on input 
by the public and from key stakeholders and City staff. In response to that input, the following 
six key planning goals were developed: 

 Maintain a cohesive city and protect surrounding rural areas by fostering a compact, rather 
than a scattered development pattern, with strong urban edges. 

 Provide for new employment centers to support economic development. 
 Build an interconnected street system with improved north-south and east-west connections 

into newly developing areas. 
 Create livable neighborhoods, with convenient access to parks, schools, and neighborhood 

commercial facilities. 

 Locate new retail centers at accessible locations to serve both Yuba City residents and 
shoppers from other communities.  

 Make new parks, schools and open space an integral part of new development, with linkages 
to existing parks and the planned Feather River park system.  

KEY OBJECTIVES 

Based on the planning goals that were set forth, ten key objectives emerged as the plan took 
shape. These objectives are big picture ideas that address the planning goals. The diagrams and 
policies in the General Plan are structured around these key initiatives. 

 Clearly Defined Urban Edges. The General Plan offers proposals to create and maintain a 
contiguous and compact urban form amidst the rural landscape, with clearly defined urban 
edges. The urban limit boundary is established through three key roadways: Pease Road, 
Township Road, and Bogue Road as well as the Feather River. Proposals for clearly and 
appropriately defining and designing the urban edge are included in this plan. Clear edges 
also create the opportunity for “gateways” as travelers enter or leave the urban areas of Yuba 
City, adding character to both the City proper and the surrounding countryside. Agreements 
concerning buffering through landscaping programs and setbacks have been reached 
between Yuba City and Sutter County; this plan builds off of those agreements. Finally, clearly 
defining the boundaries of a city requires that projected population influxes be 
accommodated within those boundaries. This plan puts forth a set of policies, most 
specifically with respect to residential densities, which accommodates future populations. 

 Economic Development & Jobs. City officials and residents alike recognize that if Yuba City 
is to continue as a desirable and prosperous community, being simply a bedroom community 
to Sacramento and its suburbs is not an option. This plan strives for – at minimum – a 1 to 1 
jobs/housing ratio. This means that for every household in Yuba City, a job will be available 
in Yuba City. Strides have been taken in the General plan to attract and maintain quality 
business and industry. Land has been set aside for businesses, roadway improvements have 
been designed to meet the needs and requirements of new industry, new educational 
facilities have been proposed to maintain an educated workforce, and most importantly, the 
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overall upkeep and improvement of Yuba City as a desirable place to live and work has been 
promoted throughout the plan.  

 Large Parks. The General Plan uses parkland as a primary creator of community character 
with two large parks in the undeveloped southwest and northwest portions of the planning 
area. These parks, highly favored by the public at community meetings, offer several 
opportunities:  they will insure that open space is preserved indefinitely in the Yuba City 
urban area; they will provide much needed parkland to offset the City’s shortage of parkland; 
they will allow for the preservation of the agricultural history of Yuba City through 
agricultural-related exhibits and heritage centers; they will offer amenities to the Yuba City 
public; they will offer sites for cultural and civic institutions; and finally, their amenity value 
will appeal to both potential employers looking for a place to locate their business and 
regional residents looking for a place to spend their weekend days (and spend their weekend 
dollars). Coupled with the proposed Feather River Park, the overall park system in Yuba City 
will be significantly improved. 

 A Network of Open Space. In addition to the two large parks and the Feather River Park, the 
General Plan proposes an interconnected network of pathways and trails, as well as 
community and neighborhood parks. This system is envisioned to connect neighborhoods to 
one another and to create pedestrian or bikeway linkages between parks, schools, 
neighborhood commercial centers, downtown, and the Feather River.  

 A Complete Roadway System. Although the Yuba City urban area has developed on a super 
grid of roadways spaced north/south and east/west at one-mile intervals, many of these 
roadways do not connect through to the limits of urban development. Also, many roadways 
are disconnected, and new subdivision-style developments have been built with a minimum 
number of entrances onto collector streets or arterials. The lack of connectivity and a lack of 
adequate east/west and north/south roadways has resulted in higher-than-expected traffic 
volumes for a community the size of Yuba City. Also, streets and thoroughfares in Yuba City 
lack plantings, trees, berms, pedestrian facilities, and other amenities. These amenities add 
to the visual character of the most visible part of Yuba City – its roads – and affect the overall 
perception of the community. This plan proposes new roadway connections and introduces 
the “parkway” concept to Yuba City – roadways whose purpose is to function as both a visual 
corridor and a traffic artery. 

 Integrated Neighborhoods & Neighborhood Centers. Another central idea in this General 
Plan is the concept of neighborhoods. Neighborhoods are the essential building blocks of 
good cities. Quality neighborhoods typically mean a quality urban environment. Balanced 
neighborhoods include a mix of residential opportunities and include activities and facilities 
that are used on a frequent basis – such as schools, stores, and parks. Land uses are 
designated to ensure balanced neighborhood development with a mix of uses and housing 
types, provision of parks and schools, and easy access to commercial activity centers.  

 Enhanced Community Character & Aesthetics. Implementation of the General Plan will 
result in enhanced community character, building on the foundation of work the City has 
begun in the Town Center Development and the Buttes Vista and Harter Specific Plans. The 
plan establishes community design policies at a citywide, neighborhood, and street scale. 
Overall aesthetic excellence and tree plantings are strongly encouraged. 
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 A Mix of Housing Types. A wide demographic base currently populates Yuba City; the future 
is not expected to be any different. This plan proposes a wide and diverse variety of housing 
types in order to accommodate homeowners and renters of differing housing needs and 
income categories. 

 Adequate, Flexible School Sites. The growth of Yuba City means an additional school age 
population and a need for additional schools. Developed in concert with the Yuba City Unified 
School District, the plan identifies new school sites for the school districts projected need and 
spaces them appropriately throughout the growing urbanized areas, and incorporates sites 
owned by the school district. The size of these sites is also compatible with the school 
district’s policy to build new schools for grades K-8 as combined elementary/middle school 
sites. Finally, the plan places schools in neighborhoods and communities, and, where 
possible, couples school sites with park sites.  

 A Range of Commercial & Retail Opportunities. Quality communities are often gauged by 
the quality of retail outlets. With this in mind, combined with the jobs and sales tax revenue 
that commercial properties produce, the General Plan proposes a mix of retail and office 
types. These are intended to serve both local residents and a regional population and are to 
be accessible by both automobiles and pedestrians, depending on type and location. 

11.6  PLAN ORGANIZATION 

The Yuba City General Plan is organized into the following chapters:  

1. Introduction & Overview. This includes General Plan goals and key initiatives, State re-
quirements, and requirements for administration of the plan. 

2. Growth & Economic Development. (GE) This Chapter establishes policies to promote eco-
nomic expansion and job growth in the City. 

3. Land Use. (LU) This chapter provides the physical framework for development in the city. 
It establishes goals, policies, and implementation related to the location and intensity of 
new development and citywide land uses. 

4. Community Design. (CD) This chapter outlines goals, policies, and implementation to en-
sure that new development protects and enhances the community character. Urban form, 
edges, neighborhoods, buildings, streets, and parks are all addressed.  

5. Circulation. (TR) This chapter includes goals, policies, and implementation to maintain 
efficient circulation. It identifies future street and bikeway improvements and addresses 
alternative transportation modes and parking.  

6. Parks, Schools & Community Facilities. (PS) This chapter outlines goals, policies, and im-
plementation relating to regional and local parks and recreational facilities and pre-
served open space. 

7. Public Utilities. (PU) This chapter outlines goals, policies, and implementation relating to 
schools, libraries, and institutions of higher learning. The chapter also addresses local 
utilities, such as water and wastewater. 
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8. Safety. (S) This chapter outlines goals, policies, and implementation relating to habitat 
and biological resources, water quality, air quality, and historic and archaeological re-
sources.  

9. Noise. (N) This chapter includes goals, policies, and implementation to limit the impacts 
of noise sources throughout the City and addresses the risks posed by seismic and geo-
logic hazards, flooding, as well as other topics, including solid waste management and 
recycling, hazardous materials, and emergency management.  

10. Conservation & Open Space. This chapter provides guidance on protecting the City’s nat-
ural resources and agricultural uses. 

11. Housing. (HG) This chapter, which addresses housing availability and affordability ac-
cording to State requirements, is bound in a separate volume, and is updated from time 
to time consistent with State law.  

CCORRESPONDENCE TO REQUIRED ELEMENTS 

The General Plan includes the eight elements required by State law – Land Use, Circulation, Open 
Space, Conservation, Safety, Noise, Environmental Justice, and Housing. The General Plan also 
includes an optional Community Design Element. Table 1-1 shows how the Yuba City General 
Plan elements correspond to State-required elements.  

Table 1--1: CCorrespondence Between Required Elements & General Plan Elements 

Required Element General Plan Element 

    Land Use  
    Circulation 
    Open Space  
    Conservation  
    Safety 
    Noise 
    Housing 

Chapter 3: Land Use  
Chapter 5: Transportation  
Chapter 10: Conservation and Open Space  
Chapter 10: Conservation and Open Space 
Chapter 8: Safety  
Chapter 9: Noise  
Chapter 11: Housing  

POLICY STRUCTURE 

Each chapter of the General Plan includes brief background information to establish the context 
for the goals, policies, and implementation in the chapter. This background material is neither a 
comprehensive statement of existing conditions nor does it contain adopted information. 
Readers interested in a comprehensive understanding of issues related to a particular topic 
should refer to the Existing Conditions and Future Prospects working paper available at City 
offices and the library.  
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This background information is followed by policies and implementation as follows:  

 Policies are specific statements that guide decision-making and helps implement the General 
Plan’s vision consistent with objectives. 

 Implementation is the City's statements of a specified end, condition, or state that is a 
measurable intermediate step toward attaining goals of the General Plan.  

Together, the goals, policies, and implementation articulate a vision for Yuba City that through 
the General Plan seeks to achieve. They also provide protection for the City’s resources by 
establishing planning requirements, programs, standards, and criteria for project review of 
development and other projects. Explanatory material or commentary accompanies some 
policies. Commentary provides background information or is intended to guide plan 
implementation. The use of "should" or "would" indicates that a statement is advisory, not 
binding; details will need to be resolved in General Plan implementation. Where the same topic 
is addressed in more than one chapter, sections and policies are cross-referred.  

UUNDERSTANDING THE PLAN   

To help understand how the General Plan is intended to be applied, the following will be used 
when reading this document:  

 Mandatory and Flexible Directives. Terms in goals, policies, and implementation such as 
“shall,” “must,” and “require” signify an unequivocal directive, which shall be narrowly 
construed. Any other language such as “may” or “should” signifies a less rigid directive, to be 
implemented in the absence of compelling or contravening considerations. Unless clearly 
identified as an unequivocal directive, terms should be interpreted to be a flexible directive. 

 Consistency. Goals, policies, and implementation should not be interpreted so broadly or 
narrowly such that they become inconsistent with one another or the law.  One way to do 
this when reviewing the plan is to mentally add “as otherwise consistent with the plan and 
as authorized by law” to every policy or other item.   

 Priorities. Some policies, etc., may identify certain items as being a priority or prioritized, 
and sometimes multiple priorities are identified for the same subject matter. A “priority “in 
an unequivocal directive means the topic must be considered along with any other priorities 
for the same subject matter, before a decision is reached.  It does not require precedent over 
another item or priority for the same subject matter. 

 Commentary. The commentary in italics following certain goals, policies, and 
implementation is not part of the goal, policy or implementation itself, but is instead advisory 
and informational narrative intended to further discuss and clarify the goal to help guide the 
objectives of the General Plan. The same applies to commentary in italics following certain 
policies, which is not part of policy, but is instead advisory and informational narrative 
intended to help guide the understanding and relevancy of the General Plan.  

 Narrative. Any discussion that is not a goal, policy or implementation is considered to be 
narrative. Narrative includes background information, pictures, illustrations, italicized 
commentary and other discussion to provide basic context. Often the narrative may contain 
illustrations or discussions generally explaining certain principles or concepts. These are not 
requirements of the General Plan, unless otherwise the items are independently required by 
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a goal, policy or implementation. Other than the discussion in this “Understanding the Plan” 
section, narrative cannot be used to vary, expand, or restrict any goal, policy or 
implementation. 

 Language of approximation. Terms such as “about,” “approximately” or “roughly” are 
intended to be utilized flexibly and should not be read to either represent a specific amount 
or to mandate ratios or a particular margin of variation. Further, such terms should not be 
read to imply a specific timeline requirement for implementation of goals and policies. 
Rather, all goals and policies are generally expected to be complete at or near the close of the 
General Plan planning horizon in 2045 

 Titles. Titles have sometimes been provided for programs, regulations, ordinances, or other 
items anticipated to be approved at some future date.  These titles are for informational 
purposes only, and a different title may be used if the program or ordinance meets the 
underlying intent of the goal, policy, or implementation. 

 Reasonableness.  The plan should be read to provide the City with the greatest discretion 
as to what is reasonable or appropriate under applicable law.  For example, if a policy 
requires the City to act “as resources are available,” the City is solely responsible for 
determining what is reasonably available. In making this determination the City may look at 
a variety of factors including this plan and public health, welfare, and safety. 

11.7  ADMINISTRATION OF THE GENERAL PLAN 

The General Plan is intended to be a dynamic document. As such, it may be subject to more site-
specific and comprehensive amendments over time, amendments that may be needed to 
conform to State or federal law passed after adoption, or to eliminate or modify policies that may 
become obsolete or unrealistic over time due to changed conditions, such as the completion of a 
task or project, development on a site, or adoption of an ordinance or plan. 

AMENDMENTS TO THE GENERAL PLAN 

State law limits the number of times a city can amend its general plan to generally no more than 
four times in one year for a mandatory element, although each amendment may include more 
than one change. This restriction does not apply to the optional general plan elements (e.g. 
Growth and Economic Development, Community Design, Parks, Schools and Community 
Facilities, and Public Utilities), or if the amendment is necessary to allow for the development of 
low or moderate income affordable housing or to comply with a court decision. 

ANNUAL REPORT 

The California Government Code requires City staff to “provide an annual report to the legislative 
body on the status of the general plan and progress in its implementation” (Government Code § 
65400(b)). This report must also be submitted to the Governor's Office of Planning and Research 
and the Department of Housing and Community Development. It must include an analysis of the 
progress in meeting the City's share of regional housing needs and local efforts to remove 
governmental constraints to maintenance, improvement, and development of workforce 
housing (Government Code § 65583, 65584).  
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In addition, any mitigation monitoring and reporting requirements prescribed by the California 
Environmental Quality Act (CEQA) identified in the general plan environmental impact report 
(EIR) should be addressed in the annual report because they are closely tied to plan 
implementation. Finally, the annual report should include a summary of all general plan 
amendments adopted during the preceding year and an outline of upcoming projects and general 
plan issues to be addressed in the coming year, along with a work program. 
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2 
Growth and Economic Development 

Element 
The City of Yuba City is committed to maintaining a vibrant and healthy economy, providing land 
for planned development, ensuring the fiscal and financial health of the City, and working with 
the private sector to help ensure that adequate infrastructure, particularly streets, water, and 
wastewater treatment capacity, is available to attract and maintain business. How this will be 
accomplished is addressed in this element of the General Plan.   

22.1  EXISTING AND PROJECTED POPULATION 

EXISTING POPULATION 

According to the Department of Finance, the population of incorporated Yuba City was 70,460 in 
the year 2020, an increase of 5,530 residents, or 8.5 percent, since 2010.1 This represents an 
average annual growth rate of about 0.8 percent. Yuba City’s SOI likely experienced similar 
growth patterns over the last 20 years, however, some of the city’s population growth may be 
attributed to annexations, which would transfer population from the SOI to the incorporated 
City. Table 2-1, Population Growth 2000-2020; Yuba City and Sutter County, shows the population 
from 2010 to 2022 for Yuba City and Sutter County. 

PACE OF GROWTH 

Incorporated in 1908, the City’s 
population began to grow more rapidly 
after World War II, as a result of 
returning veterans, improved access 
from highway construction, and the 
constraints placed on development in 
its sister city, Marysville, which is 
surrounded by flood-control levees. 
Growth has continued to be strong, with 
the population nearly doubling every 
twenty years since 1940.  

The total population of Yuba City was 
36,760 in 2000 and grew to 64,930 by 
2010, largely because of annexations of areas with existing development. The average annual 
growth rate was 5.8 percent from 2000 to 2010 and 3.3 percent from 2000 to 2020. A surge of 
growth in the years 2001 (18.9 percent) and 2005 (14.5 percent) drove up the average annual 

 
1 Department of Finance (DOF) Table E-5 for 2010 and 2020, 2020; Table E-4 for 2000, 2020.  

Photograph  1- Nope. This 
doesn’t belong here! 

 Historic Movie Theater in a Walkable Downtown 
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growth rate in the early 2000’s, but growth has since leveled off, resulting in less than 1 percent 
average annual growth over the last 10 years.  

Table 2-1 compares population growth of the City and Sutter County between 2000 and 2020. 
Due to a population decline in the unincorporated County from 2000 through 2010, Yuba City’s 
population growth exceeded the county-wide total population growth between 2000 and 2020, 
when Yuba City’s population grew by 33,700 residents while the county’s population grew by 
only 21,820. This is likely attributed, at least in part, to annexations. 

TTaable 2--11:: PPopulation Growth 22000--2202200; Yuba City and Sutter County  

 2010 2020 Annual Growth Rate  
2010-2020 2040 Annual Growth Rate  

2020-2040 
Yuba City 64,925 70,458 0.82% 80,753 0.14% 
Sutter County1 94,737 100,750 0.62% 118,023 0.17% 
1 Includes county-wide population in both incorporated and unincorporated areas. 

Source: Department of Finance (DOF) Table E-5 for 2010 and 2020; Table E-4 for 2000. 

PPROJECTED POPULATION 

The Sacramento Area Council of Governments (SACOG) prepares growth estimates for the 
region; the latest growth forecast uses base year 2016 and projects out to 2040. SACOG projects 
that incorporated Yuba City’s population will grow by 0.8 percent per year to 80,753 in the year 
2040. Using the average annual growth that occurred over the ten-year period from 2010 to 
2020, which is slightly higher than SACOG’s forecast, the total population in the incorporated 
City would grow to 82,980 by 2040. The average of these two growth rates results in a 2040 
population of 82,690, which would represent a total increase of 17 percent over the existing 
(2020) population. 2 SACOG growth estimates for the City’s SOI project the population will grow 
by 690 between 2020 and 2040, to 7,310 people. Together, these estimates project a 2040 
planning area population of 90,000. Population growth projections are summarized in Table 2-
2. 

Table 2-2: Population Growth 2020-2040; Yuba City and SOI 

 2020 2040 Percent Change  
2020-2040 

Yuba City 70,460 82,690 17% 
Yuba City + SOI 77,080 90,000 17% 

Source: Department of Finance (DOF) Table E-5, 2020; SACOG, 2021. 

 
2 SACOG 2016 MTP/SCS Modeling Projections, 2016-2040. 
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22.2  REGIONAL ECONOMIC CONTEXT 

LOCAL ECONOMY CHARACTERISTICS 

Yuba City’s early economic growth was related to providing services within a large agricultural 
area. In addition to agriculture, which served as the traditional employment base for the region, 
employment cores were developed in downtown Yuba City and at the intersection of Highway 
20 and Highway 99. With substantial growth occurring in the past 20 years, Yuba City is now the 
economic hub of the surrounding agricultural area, providing services for both city and regional 
residents. It is also part of the Sacramento metropolitan area economy and is influenced by 
trends in this larger area. 

Several key components of the local economy include the following: 
 Yuba City’s Town Center has emerged as a successful employment center specializing in 

health care and related services in the redevelopment zone near downtown. 

 While Yuba City is a net exporter of workers—many of which are drawn to the job-rich 
Sacramento Metropolitan area—Yuba City is the economic, agricultural, and social center for 
Yuba and Sutter counties.   

 Annexations have added opportunities for additional commercial and industrial 
development within the City and residential development both in the City and the 
surrounding unincorporated area has expanded the base for retailing within the City. 

 Recent publicity as a ‘best-performing small city’ in national print media has raised Yuba 
City’s profile. The ranking was determined by using data on technology trends, wage growth, 
and job creation.  

 Yuba City’s employment mix is similar to that of the region at large, except the City has a 
stronger presence of ‘other services’, such as personal care services when compared to the 
region. Medical, retail, education and hospitality services all have a strong presence in the 
City and county-wide, although the retail and education industry have both seen a decline in 
employment since 2017. Table 2-3 presents an overview of jobs by sector in the City and 
Sutter County as of 2018 (the latest year reported by the U.S. Census Bureau as of 2021). 

 Attractive wage scales and competitive land costs, when compared with other locations 
within the Sacramento metropolitan area, and highway access to Sacramento and other 
California markets are strong selling points; the challenge for many industries is to find the 
right land and building space and supporting infrastructure.  

EXISTING EMPLOYMENT 

Employment is the principal indicator of community economic conditions. Table 2-3 presents 
existing employment in Yuba City in comparison to Sutter County for 2020 and Table 2-4 
summarizes the distribution of jobs by sector. Employment as of January 2020 was estimated at 
28,400 jobs, within the City, which represents about 69 percent of the total employed population 
in the County. This data does not reflect any impacts from the COVID-19 pandemic. The pandemic 
has impacted businesses and caused job loss in several industries, including retail and services.    
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TTable 2--33: Employment in Yuba City and Sutter County 2021  

Yuba City Top Jobs by Occupation Number % 
Office & Administrative Support 2,328 13.5 
Executive Managers, Administrators 1,569 9.08 
Protective Services 1,722 10.05 
Education, Training, Library 1,583 9.24 
Sales 1,200 7.01 
Source: Yuba-Sutter Economic Development Corporation: Community Profiles 2021 

 

PPROJECTED EMPLOYMENT 

Table 2-4 presents SACOG’s employment forecast for Yuba City and Sutter County. According to 
SACOG projections, Yuba City is expected to add approximately 6,816 jobs by the General Plan 
Horizon year of 2040 which represents a 25.6 percent increase for the City, and approximately 
71 percent of the total increase for the entire County.  

Local jobs are anticipated to increase at a faster rate than the population, resulting in an 
improved jobs-housing ratio. The 2016 jobs-housing ratio was 1.1:1 and, according to 
projections, the 2040 jobs-housing ratio will be 1.2:1. Typically, the jobs-housing ratio is 
considered balanced between the ratios 1.3:1 and 1.7:1.  

These forecasts do not incorporate impacts from the COVID-19 pandemic, which has affected 
businesses and jobs and may impact actual employment growth in Yuba City and the County.  

Table 2--4:: Projected Employment Growth 2016-22040; Yuba City and Sutter County 

 2016 2040 Percent Increase  
2016-2040 

Annual Growth Rate 
2016-2040 

Yuba City 26,590 33,410 25.6% 1.0% 
Yuba City + SOI 27,920 35,780 26.3% 1.4% 
Sutter County1 34,410 43,960 27.8% 1.0% 
1 Includes population in incorporated areas. 

Source: SACOG Detail Modeling Projections for 2040; February 2020.  

2.3  EMPLOYMENT GROWTH PROSPECTS 

The City is intent on promoting economic growth, as well as focusing economic development 
efforts in areas that will contribute most to making the City a vital, vibrant community. 
Employment growth in Yuba City will allow the City’s economic base to expand in tandem with 
its population. Much of the City’s future economic base is already present in the form of 
developed land and occupied non-residential space, although there will be opportunities for new 
jobs in the Highway 20 corridor and other locations. 

New commercial and retail centers are planned at accessible locations to serve both city 
residents and shoppers from other communities. Regionally-oriented commercial areas are 
planned along Route 20, Route 99 and major arterials, and community commercial uses will be 
developed within neighborhoods and communities.  
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Even though sufficient land is designated for employment uses, land use planning needs to be 
supplemented by other tools – City policies, targeted recruitment, incentives, or subsidies – to 
encourage a specific type of use. In addition, the City’s population growth will help fuel expected 
employment growth by creating demand for additional retail, service (business, professional, 
medical, and other), and public sector uses. Diversity in employment will expand job 
opportunities for local residents and help to stabilize the local economy. 

22.4  DEFINING AN ECONOMIC DEVELOPMENT STRATEGY 

A coordinated economic development strategy is essential for supporting Yuba City’s community 
development objectives, such as increasing the industrial base, continuing to support Downtown 
revitalization, enhancing community character, and supporting commercial development along 
corridors and in neighborhoods. Such a strategy should include a managed program of fiscal 
development, strategic public improvements, and a balanced approach to land use. It could build 
on and reinforce initiatives that have already been undertaken by the Yuba-Sutter Economic 
Development Corporation and by the City Manager’s office, and capitalize on technical assistance 
and grant funding provided by State and federal agencies. This element envisions the following 
central roles for the City: 

 Promoting agriculturally related processing, agricultural equipment manufacturing, sales 
and services, “niche” manufacturing, health care facilities and professional offices. The 
County’s agricultural heritage can be a cornerstone of its economic development efforts, but 
new initiatives to attract agricultural industry clusters and related manufacturing and 
services—which include food and beverage processing, agricultural and farm implements, 
small-scale specialty companies, and business services—are projected to benefit from 
significant growth in the Sacramento metropolitan area through the planning period, and 
would certainly provide excellent employment- and revenue-generating opportunities for 
Yuba City if the City positioned itself properly to capture a portion of this growth. Yuba City 
also may benefit from support activities and services for Beale Air Force Base (AFB). Lastly, 
Yuba City may be successful in attracting “call center” operations because of the community’s 
large labor pool and competitive land costs. 

 Promoting development that results in fiscal benefits to the City. The relative benefit or burden 
of various land uses on the City’s General Fund is important in considering how future 
development in Yuba City should be prioritized. Promoting the construction of revenue-
generating uses (such as commercial and industrial land use that generate sales tax monies), 
as well as ensuring that each new residential development pays its fair share of the costs to 
provide public services, provides the City with a more diverse fiscal base.  

 Regional scale retail and consumer service uses are encouraged on the Route 99 and Route 
20 corridors where pass-by traffic, good visibility, and image will enhance sales potential. 
Yuba City has a significant advantage with these state highways and should protect the 
supply of available land in commercial locations that make the most sense for retail and 
service sector uses. 

 Enhancing cultural amenities, such as a convention center, performing arts center, or cultural 
center, in downtown Yuba City or elsewhere. This recommendation offers three distinct, yet 
important advantages. First, if such a facility was located downtown, this would generate 
pedestrian traffic and support retail opportunities into the evening hours. Complementary 
uses, such as restaurants, clubs, and coffee shops, would also tend to locate near where 
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crowds gather. Second, such facilities provide a strong image of culture, sophistication, and 
community pride. Such an image is important if Yuba City is to evolve from bedroom 
community for Sacramento workers to important sub-regional job center, particularly in the 
attraction of R&D and office complexes, specialty agricultural industries and support services 
for Beale AFB. Third, such facilities can also result in strong growth in the visitor services 
sector by catering to those who come to enjoy recreational and entertainment opportunities 
related to the facilities.  

 Attracting a new job training, vocational school, or community college campus. Establishment 
of a higher educational facility within Yuba City would improve the skills and educational 
attainment of the local labor force. Additionally, it would provide local employers with 
convenient opportunities for continuing education and/or job training. The University of 
Phoenix has a satellite campus at Beale Air Force Base and they or another similar institution 
may be interested in another facility in Yuba City itself.  

Yuba City’s economic development strategy shifts focus from traditional approaches—such as 
provision of tax breaks and other subsidies—to investing in the skills of the workforce, 
infrastructure for agricultural processing and technological innovation, and a superb quality of 
life. The City also might consider working with Yuba-Sutter Economic Development Corporation 
on lending programs for qualified businesses and also protecting opportunities related by Beale 
AFB by working with the County, Yuba-Sutter Economic Development Corporation and the 
community’s elected representatives to ensure that Beale is not affected by the next round of 
military base closures, which could affect up to 20 percent of the bases in California.  

Yuba City also has been active in the Sister City Program, with one sister city in Japan. This 
program was initiated by President Eisenhower in 1956; today, more than 900 U.S. cities are 
paired with over 1,300 cities in 92 countries. Sister cities provide opportunities for international 
business contacts, increased awareness of other cultures, student exchanges, and development 
of mutually beneficial relations in economic development, education, the arts, culture, medicine, 
government, and sports. Cross-cultural charitable efforts also have been initiated by sister cities, 
and many American cities have several partners. Given the strong Sikh community in Yuba City, 
it may be appropriate to initiate study of inviting one or more additional sister cities in the 
Punjab region of India (e.g., Jalandhar, Patiala, Chandigarh, and Ludhiana).  

22.5  GOALS,  POLICIES,  AND IMPLEMENTATION  

A key initiative of this General Plan is to maintain a balanced land use program that provides 
opportunities for commercial and industrial development, dispersed throughout the community 
and at appropriate locations within the urban area served by adequate infrastructure.  

The General Plan Land Use Diagram, described in Chapter 3, recognizes that industrial users 
have a broad range of needs, and provides for more land than may be needed over the planning 
period to allow for a choice of sites. The specific policies that follow focus on those actions the 
City can take that will enable the land use and development concepts of this General Plan to be 
realized.  
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GGOALS, POLICIES & IMPLEMENTATION 

Goal EC 1-1. Foster a climate in which business can prosper and actively promote 
economic development opportunities and knowledge of Yuba City in the 
region, state, and nation. 

Policy EC 1-1: Assist local merchants and business organizations interested in forming 
business improvement districts to promote a definable identity for specific 
commercial areas through coordinated signage, landscaping, and 
entry/identity symbols. 

Policy EC 1-2: Promote, consistent with the Traffic and Circulation Element, public 
transportation opportunities, to serve business areas and transport workers. 

Policy EC 1-3: Encourage non-motorized means of transportation to shopping, recreation, 
and business areas to help reduce vehicle miles traveled. 

Policy EC 1-4: Explore financing plans for existing businesses seeking to expand in Yuba City 
for whom payment of fees "upfront" may represent a major financial burden. 
Six- or twelve-month financing programs could be considered. 

Policy EC 1-5: Periodically survey the business community for evaluation of City services 
and improvement suggestions. 

Policy EC 1-6: Work with regional economic development organizations to foster the 
economic health of the area and dedicate funding to joint marketing of the 
City’s economic development objectives, including preparation of newsletters, 
press releases, program summaries, mailing lists, client testimonials, 
economic data, and articles in various industry journals. 

Policy EC 1-7: Explore creating an additional Sister City relationship with one or more 
communities in India. 

Policy EC 1-8: Work closely with the County and Yuba-Sutter Economic Development 
Corporation in advocating support for Beale Air Force Base and continue to 
support base operations. 

Policy EC 1-9: Continue to identify, pursue and capture state, federal and other grants for 
economic development. 

Goal EC 2-1. Maintain a positive, small-business climate, and strengthen the City's tax 
base by encouraging environmentally sensitive development with tax 
generation potential. 

Policy EC 2-1: The City will support programs, such as "Yuba City Marketplace," to connect 
local business needs with local products and services and encourage all 
businesses and residents in Yuba City to make purchases in the community 
whenever possible to support local firms.  
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Impl. EC-1. Investigate providing incentives to attract and encourage environmentally de-
sirable businesses and business activities, including possibly reduced fees for 
outstanding environmental conservation efforts. 

Goal EC 3-1. Build long-term partnerships between the City and businesses, business 
organizations, and the educational, arts and environmental 
communities. 

Policy EC 3-1: Establish bi-annual priorities between capital projects and economic 
development projects within the context of the City's Capital Improvement 
Program (CIP); emphasize in the CIP Economic Development and 
Revitalization Programs to be coordinated with the Redevelopment Agency's 
programs. 

Impl. EC-2. Work to assure adequate revenue sources to finance City capital and program 
initiatives that will enhance economic development prospects. 

Impl. EC-3. Strive to assure that ongoing budgets provide for adequate maintenance of the 
City’s capital facilities, and establish fees commensurate with services ren-
dered (e.g. application processing fees, planning, building and safety and en-
gineering) to recover costs of these services. 

Goal EC 4-1. Promote economic development activities that link residents with 
businesses in the City, such as job training and job development, and 
facilitate a desired jobs/housing balance.  

Policy EC 4-1: The City shall work with the State Employment Development Department, the 
California Training and Education center, Yuba Community College and higher 
education institutions to establish practical job training and vocational 
education programs on campuses within Yuba City that are geared to specific 
industries and occupational needs.  

Policy EC 4-2: The City shall work with the school districts to develop internship, mentoring 
and workplace learning programs for Yuba City high school students.  

Goal EC 5-1. Encourage and promote agricultural processing, agricultural-related 
technology and opportunities, and cooperative distribution and 
marketing of agricultural products, “back office” uses, and specialty 
manufacturing. 

Policy EC 5-1: Continue to support the City’s Downtown Farmer's Market by helping 
sponsors in marketing and related promotional activities.  

Goal EC 6-1. Enhance aspects of the community that help economic development and 
draw residents to Yuba City, including small-town ambiance, 
educational, cultural, environmental, recreational resources, and 
affordable housing.  
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Policy EC 6-1: Support a coordinated approach to working with key industries for the 
purposes of targeted marketing (on a case-by-case basis) to existing firms to 
be retained and/or expanded and new firms to be sought. Identify 
underrepresented industries that may be attracted to Yuba City and actively 
try to recruit them. 

 Identify target sites and solicit cooperation of property-owner; 
 Identify necessary on- and off-site infrastructure improvements; 
 Identify target industries (and possibly specific firms); 

 Prepare marketing materials, in coordination with Yuba-Sutter Economic 
Development Corporation and the Chamber of Commerce; 

 Conduct outreach through mailings, personal contact, trade shows; and 

 Coordinate with permit processing. 

Policy EC 6-2: Promote cultural amenities and facilitate special events in the community that 
will draw visitors to the community.  

Policy EC 6-3: Work with local hotels and motels, the Chamber of Commerce, Yuba-Sutter 
Economic Development Corporation, and recreational organizations and 
businesses to promote a Yuba City-Feather River "weekend package" of 
emphasizing the community's historical and community assets, and access to 
recreational facilities and recreational areas.  

Policy EC 6-4: Explore the feasibility of establishing a convention center or performing arts 
center, either Downtown or in another accessible location. 

Policy EC 6-5: Maintain a generous supply of "ready to go" commercial and industrial land 
by annexing and zoning sites prior to receipt of development applications. 

Policy EC 6-6: Develop guidelines for adaptive reuse of commercial/industrial buildings and 
"incubator" development projects, including "live/work" studios. 
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3 
Land Use Element 

This element of the General Plan constitutes the framework for land use planning in Yuba City to 
the year 2045. To provide a context, the evolution of the City is described and existing land use 
in the City is summarized. The objectives of the land use framework, the General Plan Diagram, 
the land use classification system, and the buildout of this Plan to the year 2045 are then 
presented. The heart of the chapter is on guiding and implementing policies, which are intended 
to set the land use framework into motion and shape development for the next 20 years.  Further 
guidance on physical form is 
provided in Chapter 4: Community 
Design. 

This chapter focuses on both 
development in outlying, 
developed areas and on infill sites 
within the existing City, and builds 
upon Downtown Yuba City as the 
historical and future “heart” of the 
City.  

Government Code § 65302(a) lists 
several items that should be 
addressed in the Land Use Element, 
to the extent they are relevant to 
the Planning Area. The following 
were found to not apply to the 
General Plan 

 Timber Production.  As applicable, a general plan needs to provide for a land use 
designation that provides for timber production for those parcels of real property zoned for 
timberland production pursuant to the California Timberland Productivity Act of 1982.  
There are no lands meeting this requirement in Yuba City.  

 Military Readiness Activities.  General plans must address the impact of "new growth on 
military readiness activities carried out on military bases, installations, and operating and 
training areas, when proposing zoning ordinances or designating land uses covered by the 
general plan for land, or other territory adjacent to military facilities, or underlying 
designated military aviation routes and airspace."  No military facilities are adjacent to Yuba 
City 's Planning Area, with the closest installation being Beale Air Force Base (AFB), located 
approximately 13 miles east of Yuba City.  The AFB is home to the 9th Reconnaissance Wing 
of the United States Air Force, which works to train and equip aircraft fleets for the U.S. Air 
Force.  While Beale AFB operates flight paths that do cross over Yuba City, the city is outside 
of Beale AFB's imaginary surface area, or safety zone, meaning that flights crossing the city 
are 500 feet above ground level and therefore do not present any potential conflicts with 
densities planned for development in Yuba City. A Land Use Compatibility Plan for the AFB 
was adopted on May 17, 2011. As required by the State of California, the AFB identified a 

 Lively Street Market at night in walkable Downtown 

Page 195 of 515



Yuba C i t y  Genera l  P lan Update  

3-2 

military influence area (MIA) around the installation that designated areas where military 
operations may impact local communities, and conversely, where local activities may affect 
the military's ability to carry out its mission.  Yuba City's Planning Area does not lie within 
this MIA. 

Additionally, Government Code section § 65302(a) requires the Land Use Element to address 
certain information regarding flooding hazards. The discussion on flooding hazards is more fully 
described in the Noise and Safety Element, which is incorporated into the Land Use Element by 
reference.  That chapter also identifies those areas covered by the General Plan that are subject 
to flooding as identified by a flood plain map prepared by the Federal Emergency Agency (FEMA) 
or the Department of Water Resources.  The Land Use Diagram establishes land uses arranged 
to reduce vulnerability to flooding. The Yuba River on the eastern border influences the City’s 
susceptibility to flooding. While most development circumvents floodplains, some low- and 
low/medium-density residential uses sit within the 500-year floodplain, as do some areas with 
commercial and industrial designations. Most land within a designated floodplain is designated 
as open space, which minimizes impacts to the built environment. 

33.1  BACKGROUND AND CONTEXT 

HISTORICAL LAND USE DEVELOPMENT 

Much of Yuba City’s land use pattern can be traced to its evolution as a primary service center 
within a large agricultural area focused on downtown Yuba City and the intersection of Highway 
20 (Colusa Avenue) and Highway 99 as employment cores. Much of the residential development 
in the city is low-density, single-family housing and much of the commercial development is 
retail-related. Chapter 1 includes a brief historical description of the growth of Yuba City.  

2020 LAND USE PATTERN 

Lands within the SOI for this General Plan, which encompass the entire planning area, are 
described in Chapter 1, and include 12,680 acres. 4,890 acres are located in unincorporated 
Sutter County. Table 3-1 shows the distribution of land uses in the incorporated City versus the 
unincorporated UGB and Chart 3-1 illustrates the breakdown of existing land uses within the 
entire SOI. 
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TTablee 3--11:: 220233 LLandd Usee inn thee SSpheree off Influencee 

Land Use
Incorporated Unincorporated Total SOI

Acreage Percentage Acreage Percentage Acreage Percentage
RResidentiall 

Low Density Residential 4,050 52 2,850 58 6,900 54 
Medium Density Residential 410 5 450 9 860 7 

High Density Residential 400 5 130 3 530 4 
CCommerciall  

Neighborhood Commercial 50 1 10 0 60 0 
Community Commercial 230 3 100 2 330 3 

Regional Commercial 390 5 90 2 480 4 
Office & Office Park 280 4 60 1 340 3 

IIndustrial
Business, Technology & Light Industry 580 8 70 1 650 5 

Manufacturing, Processing & Warehousing 380 5 40 1 420 3 
AAgricultural 

Agricultural/Rural 10 0 -- -- 10 0 
CCommunity 

Public & Semi-Public 390 5 340 7 730 6 
Parks, Recreation & Open Space 470 6 730 15 1,200 9 

VVacant 
Vacant 180 2 20 1 210 2 

TTotal  77,8200   11000   44,8900   11000   112,720  11000  

Source: City of Yuba City, 2020.

CChartt 3-1:: Existingg Landd Usee inn thee Spheree off Influencee 

 

Source: City of Yuba GIS Data, 2020
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33.2  GENERAL PLAN DIAGRAM AND LAND USE CLASSIF ICATIONS 

LAND USE FRAMEWORK 

Land Use Diagram 
The land use framework of the General Plan is illustrated in the Land Use Diagram, Figure 3-1. 
The diagram is a graphic representation of the themes and policies in the plan. The Land Use 
Diagram designates the proposed general location, distribution, and extent of land uses through 
buildout, which is expected later than the plan’s horizon year of 2040. As required by State law, 
land use classifications, shown as color/graphic patterns, letter designations, or labels on the 
Land Use Diagram, specify a range for housing density and building intensity for each type of 
designated land use. These density/intensity standards allow circulation and public facility 
needs to be determined.  

The Diagram is to be used and interpreted only in conjunction with the text and other figures 
contained in the General Plan. The legend of the General Plan Diagram includes the land use 
classifications described below, which represent an adopted part of the General Plan. The 
General Plan is not parcel-specific and uses on sites less than one acre in size are generally not 
depicted on the Diagram. 

The Land Use Diagram is the framework of this General Plan document and is designed to reflect, 
through the arrangements of land use, the planning objectives and key initiatives presented in 
Chapter 1. An overview of how the Diagram relates to these initiatives is as follows: 

 Clearly Defined Urban Edges. As depicted on the Land Use Diagram, all areas, with some 
exceptions, that are beyond the Sphere of influence roughly defined by Pease, Township, 
Bogue Roads, and the Feather River, are identified as “Agricultural/Rural.” 

 Economic Development & Jobs. Over 1,000 acres of land is planned for uses that provide 
jobs. Areas designated “Office & Office Park”, “Business, Technology, and Light Industry”, and 
“Manufacturing, Processing, and Warehousing” accommodate uses that will provide 
employment opportunities for existing and future residents.  

 A Range of Commercial & Retail Opportunities. The General Plan provides for the full 
range of commercial and retail uses needed for the future population and business 
community, consistent with the Economic Development Strategy described in Chapter 2. 
Regionally-oriented establishments are placed on major roadway corridors; community- and 
neighborhood-oriented uses are placed within planned communities and neighborhoods. 

 Large Parks. Two new, large City parks are depicted on the General Plan Diagram. Low-
Medium and Medium-High residential uses are often situated adjacent to these parks, which 
provide a valuable amenity to nearby residents as well as the overall City population. A 
further discussion of these parks is presented in Chapter 6 of the General Plan. 

 A Network of Open Space. All Parks and Open Space uses are linked by a system of 
parkways, bikeways, and roadways. A further discussion of parks is presented in Chapter 6 
of the General Plan. 

 A Complete Roadway System. The land uses presented on the diagram are structured 
around the proposed roadway network, and the two components are interactive and 
interrelated. The character and design of roadways is presented in Chapter 4: Community 
Design. The types, location, capacity, and use of these roadways is presented in Chapter 5: 
Transportation. 
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Integrated Neighborhoods & Neighborhood Centers. The General Plan Diagram depicts a 
network of neighborhoods. Neighborhoods are defined as areas including a mix of land uses that 
interrelate and serve one another. Neighborhoods work as part of an overall system of the City, 
are internally accessible by non-motorized means, include community facilities such as parks 
and schools, and have a central focal point. The arrangements of land uses on the Diagram show 
how these neighborhoods are related to each other and to neighborhood center and shopping 
areas. 

 Enhanced Community Character & Aesthetics. Although Community Character is 
described in full detail in Chapter 4: Community Design, the arrangement of land uses on the 
General Plan Diagram create a framework within which quality community design is 
possible. 

 A Mix of Housing Types. Three types of residential density ranges are depicted on the 
Diagram. These will accommodate a full range of housing types and prices to provide housing 
choice. 

 Adequate, Flexible School Sites. School sites depicted on the General Plan Diagram are 
recommended by the school districts; they relate well to adjacent uses, such as neighborhood 
focal areas and park sites.  A further discussion of schools is presented in Chapter 6 of the 
General Plan. 

TTable 3-2: Density and Floor Area Ratios By Land Use Designation 

Land Use Typical Zone District Units 
Per Acre 

Assumed for 
Buildout 

Population 
Per Acre 

Floor Area 
Ratio1 

Residential       

Low Density Residential 
R-1, One Family 

Residence 
2 - 8 4.25 24  

Medium Density Residential 
R-2, Two Family 

Residence 
6 --- 14 9 42  

High Density Residential 
R-3, Multi-Family 

Residence 
12 --- 36 24 108  

Commercial        

Neighborhood Commercial 
C-1, Neighborhood 

Convenience 
Commercial 

12 --- 36 24 108 0.5 

Community Commercial 
C-2, Community 

Commercial 
12 --- 36  108 0.5 

Regional Commercial 
C-3, General 
Commercial 

   0.25-0.5 

Office & Office Park 
C-2, Community 

Commercial 12 --- 36  108 0.3-1.0 

Industrial       
Business, Technology & Light 
Industry 

M-1, Light Industrial N/A   0.25-0.75 

Manufacturing, Processing & 
Warehousing 

C-M, Heavy 
Commercial/  
Light Industrial 

N/A   0.25-1.0 
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Land Use Typical Zone District Units 
Per Acre 

Assumed for 
Buildout 

Population 
Per Acre 

Floor Area 
Ratio1 

AAgricultural       

Agricultural/Rural  AH, Agricultural Holding N/A    
CCommunity       

Public & Semi-Public PF, Public Facilities N/A   0.15-1.0 
Parks, Recreation & Open Space PF, Public Facilities N/A   0.15-1.0 

1 Excludes residential areas 

DDENSITY/INTENSITY STANDARDS 

The General Plan establishes density/intensity standards for each land use classification. In the 
residential designations, residential density is expressed as housing units per gross acre. 

For non-residential uses, a maximum permitted ratio of gross floor area to net site area (FAR) is 
specified. FAR is a broad measure of building bulk that controls both visual prominence and 
traffic generation and is calculated inclusive of area devoted to parking and landscaping. It can 
be clearly translated to a limit on building bulk in the Zoning Ordinance and is independent of 
the use occupying the building. No averaging is permitted such that the maximum FAR would be 
exceeded on any individual site. The Zoning Ordinance can provide specific exceptions to the 
FAR limitations for uses with low employment densities. In addition to density/intensity 
standards, some land use classifications also stipulate allowable building types, such as single-
family residential. 

The density/intensity standards do not imply that development projects will be approved at the 
maximum density or intensity specified for each use. Zoning regulations consistent with General 
Plan requirements and/or site conditions may reduce development potential within the stated 
ranges. 

LAND USE CLASSIFICATIONS 

Total acreages for each Land Use Designation are presented in Table 3-3. The categories are as 
follows: 

Residential 

Low Density Residential (Single Family). This designation applies to residential development of 
single-family homes, usually detached units. Most of the planned land has this designation. In 
addition to single-family houses, this designation also provides for parks, day care, civic and 
institutional uses, such as churches and places for religious assembly appropriate in a residential 
environment.  

Medium Density Residential (Traditional Neighborhoods with Mix of Housing Types). This density 
range provides for a mix of single-family housing, with duplexes, single-family, town homes with 
Accessory Dwelling Units (ADUs), attached single family homes, mobile home parks, parks, civic 
and institutional uses appropriate for a residential environment.  Existing single-family homes 
on smaller lots that exist in Yuba City are examples of the low end of this density range; existing 
duplex development is an example of the middle of the density range.  
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High Density Residential. This designation will accommodate attached homes, two- to four-
plexes, apartment buildings, parks, civic and institutional uses appropriate for a residential 
environment. Developments with apartment buildings - such as those in small, highly landscaped 
apartment complexes - are at the higher end of the density range. Multi-Family Residence District 
(R-3) are intended to implement this High-Density Residential designation. 

Commercial/Office/Industrial 
Neighborhood Commercial. This designation applies to small shopping centers, small retail 
plazas, and village centers where mixed use development is envisioned. Mixed use development 
could include residential development, such as apartments, and are permitted on both the 
ground level and upper floors at up-to 50 percent of the land use. 

Community Commercial. This designation applies to shopping centers (typically anchored by a 
supermarket), retail plazas, etc. The Feather Down shopping center on Stabler Lane is an 
example of this scale of development. Retail shopping areas could contain a wide variety of 
businesses, including retail stores, eating, and drinking establishments, as well as medical or 
professional offices in a retail-type setting. Mixed use development could include residential 
development as up-to 50 percent of the land use on both the ground level and upper floors. Site 
sizes are typically 15-20 acres (although this size is not a minimum requirement), depending on 
uses.   

Regional Commercial. This classification is used for shopping centers typically anchored by retail 
outlets with a regional draw, including “big box” retail establishments, department stores, and 
regional shopping malls. Commercial development along Route 20, including Sam’s Club, Home 
Depot, and the Yuba City Mall are examples of this type of development. Sites are typically 25 to 
50 acres (although this size is not a minimum requirement). This category also includes auto-
and visitor-oriented commercial uses such as hotels, motels, service stations, restaurants, etc. 
and sites for automotive sales and services and other commercial uses not described in other 
categories.  

Office & Office Park. This category includes development containing professional and medical 
offices, including neighborhood, community, and downtown offices as well as office development 
in a low-intensity, campus-like setting.  Neighborhood & community office sites could include a 
mix of uses, such as small-scale support services. Office & Office Park development could include 
residential development as up to 50 percent of the land use on both the ground level and upper 
floors.  

Business, Technology, and Light Industry.  This classification provides for freestanding sites and 
campus/complex development accommodating flexible uses of space.  Uses include research and 
development activities, light industrial uses, office uses, high-tech uses, and small-scale 
distribution uses.  For build-out calculations, it is assumed that one job exists for every 750 
square feet of net building area.  

Manufacturing, Processing, and Warehousing. This category includes manufacturing and 
industrial processing, general service, warehouse and distribution uses, agricultural product 
processing and warehousing, large equipment & supply and sales. For build-out calculations, it 
is assumed that one job exists for every 750 square feet of net building area.   
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Public & Open Space  

Public & Semipublic. This designation includes schools, government offices, corporation yards, 
hospitals, city, and public facilities.  

Parks, Recreation & Open Space. This classification is for improved and unimproved park 
facilities, including neighborhood, community, and regional parks; golf courses; and private 
recreational facilities.   

Greenway/Bikeway/Pedestrian Link. This classification covers those areas provided as part of a 
larger use, in between uses, or along transportation routes that serve to connect parks, 
recreation, and open space into a unified network of facilities.  

Agricultural/Rural. This classification refers to a range of agricultural, rural and open space uses, 
including field and row crops, orchards, and agricultural support services. Residential units do 
exist, typically as a secondary use. The category applies to rural areas outside the sphere of 
influence; it is intended to be consistent with the Sutter County General Plan and the City’s policy 
of maintaining rural and agricultural land as open space beyond the SOI. 

3.3  EQUITABLE AND RESIL IENT COMMUNITIES  

HISTORIC CONTEXT 

The State of California has stated that, historically, low-income residents, communities of color, 
tribal nations, and immigrant communities have disproportionately experienced environmental 
burdens and related health problems. This inequity has resulted from many factors, including 
inappropriate zoning and incomplete land use planning, which have led to development patterns 
that concentrate pollution emissions and environmental hazards near communities that lack 
political capital. As certain disadvantaged communities (DACs) continue to face significant 
barriers to their overall health, livelihood, and sustainability, State law now requires that general 
plans address environmental justice, as specified by Senate Bill (SB) 1000. Therefore, policies 
and actions are incorporated throughout this General Plan, as appropriate, to reduce health risks 
and increase resiliency of DACs in Yuba City.  

DISADVANTAGED COMMUNITIES 

Figure 3-2 shows the single, local disadvantaged community identified in Yuba City, referred to 
hereinafter as the Franklin Avenue DAC, located in the southeast area of the City and bounded 
by Franklin Avenue to the north; the City’s Sphere of influence to the east; Lincoln Road and 
Garden Highway (within the Bunce Road/Clark Avenue limits) to the south, Bunce Road, and 
Clark Avenue to the west. This area was mapped using the California Communities 
Environmental Health Screening Tool 3.0 (CalEnviroScreen) developed by the State Office of 
Environmental Health Hazard Assessment on behalf of the California Environmental Protection 
Agency. CalEnviroScreen measures pollution and population characteristics using 20 indicators 
such as air and drinking water quality, waste sites, toxic emissions, asthma rates, and poverty. It 
applies a formula to each Census tract in the state to generate a rating of cumulative impacts on 
each area. Census tracts in Yuba City range from one percent to 90 percent. A 90 percent ranking 
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FFigure 3-2: Disadvantaged Communities 
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indicates that the Census tract has a density of environmental burdens that is higher than 90 
percent of other Census tracts in the state. The Franklin Avenue DAC is exposed to higher rates 
of pollution from the following: lead in housing, toxic release from cleanups, impaired water 
bodies, and solid waste.   

As required by SB 1000, this General Plan includes goals, policies, and objectives prioritizing 
improvements and programs to address the needs of DACs, particularly as they pertain to the 
following: civic engagement, food access, safe and sanitary housing, physical activity, pollution 
exposure, public facilities, and unique and compound health risks. 

DDISADVANTAGED UNINCORPORATED COMMUNITIES 

Through SB 244, State law requires general plans identify disadvantaged unincorporated 
communities (DUCs), which are communities with an annual median household income that is 
less than 80 percent of the statewide annual median household income and located in an 
unincorporated area. In incorporated jurisdictions, the General Plan must address the needs of 
DUCs outside of the City limit but within the sphere of influence (SOI). Because they are located 
outside of the City limit, these areas often lack adequate infrastructure to sustain public health 
and safety. Therefore, the law requires that cities analyze infrastructure and fire service needs 
and deficiencies and assess potential funding mechanisms for expansions of services and 
facilities. In 2021, the City identified and analyzed DUCs in its SOI. The analysis concluded that 
there is one DUC in Yuba City’s SOI with wastewater service deficiencies. The DUC is located east 
of State Route 99 – bound by properties bordering Kathleen Drive to the north, properties 
bordering Karen Drive and South Barrett Road to the east, and Lincoln Road to the south.  

3.4  NUTRITION AND FOOD DESERTS  

Nutrition influences the incidence of obesity, diabetes, and a variety of other diseases, as well as 
school achievement and quality of life generally. General plans can affect the eating habitats of a 
community by ensuring that all parts of the city are served by healthy retail food sources and 
promoting programs that support healthy eating.  

ACCESS TO HEALTHY FOOD IN YUBA CITY 

Healthy food is one of the best tools to combat obesity and chronic disease.  In Yuba City, land 
west of Highway 99 and land south of Bogue Road is classified by the United States Department 
of Agriculture (USDA) as a “food desert,” or a place with low access to a supermarket and 
therefore low access to healthy, fresh food. Barriers to fresh, affordable food choices can cause 
nutritional inequality and impair individual and overall community health. Food deserts can be 
hazardous to health, as they lead to serious public health issues such as obesity and diabetes. 

The City of Yuba City seeks to ensure that all parts of the City are served by healthy retail food 
sources to sustain both physical and mental health. Fortunately, Yuba City can build on existing 
networks to bolster access to fresh, affordable food with farmers markets, community gardens, 
food banks, nutrition education, and other resources. 
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33.5  GENERAL PLAN GROWTH PROJECTION 

This section describes the implications of General Plan buildout in terms of future new 
population, housing units, and jobs. More than enough land is provided by this General Plan to 
accommodate anticipated housing and job needs in Yuba City through 2040. 

Table 3-3 shows the buildout acreage of undeveloped lands in the General Plan Diagram. A total 
of 7,200 gross acres would be developed within the SOI, including infill sites. Most areas that are 
planned for new development are residential in use, totaling about 4,655 acres. 

Table 3--3:: Land Use Acreages at Plan Buildout 

Land Use Acres Percent of Total 
Residential Land  4,655  65%  
Single Family Low Density  3,801 53% 
Single Family Low/Medium Density  619 9% 
Medium/High Density Residential 235 3% 
Commercial Land  640  9%  
Neighborhood Commercial 40 1% 
Community Commercial 123 2% 
Regional Commercial 241 3% 
Office & Office Park 236 3% 
Industrial Land  521  7%  
Business, Technology, and Light Industry 433 6% 
Manufacturing, Processing, and Warehousing 88 1% 
Community Land  1384  19%  
Public & Semipublic 248 3% 
Parks, Recreation & Open Space 1,136 16% 
Total Uses  7,200  100%  
* Acreages include vacant and infill lands within the SOI, and exclude developed lands, as of  2023 

Population Growth and Housing  
The Yuba City SOI, including the City of Yuba City and surrounding unincorporated areas, 
contained approximately 77,080 people in 2020 according to the California Department of 
Finance and SACOG. As described in greater detail in Chapter 2, the Growth and Economic 
Development Element, the total SOI population is projected to grow to 90,000 by 2040 and the 
number of housing units in the planning area is projected to grow to 28,940 units. This 
represents an increase of approximately 12,920 people and 2,870 units.   

The Land Use plan accommodates a higher population than projections to provide for planning 
flexibility, as shown in Table 3-3. Based on average buildout densities for new residential land 
uses, the Plan accommodates 19,220 new housing units after 2002, approximately 9,350 new 
units from 2020. These additional 9,350 units would house 27,660 new residents at an average 
household size of 2.96 people (2020 existing persons per household). The resultant population 
would be 104,740—14,740 more than the projected 90,000 population at the horizon year 
(2040) of this General Plan.  
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TTable 3--44:: Housing Units and Yuba City SOI Population at Plan Buildout Compared to 2020  

 2020 Population Additional Housing 
Units 

Additional Population 
(2.96 persons per 

household) 

Total Population, 
Buildout 

Land Use Plan 77,080 9,350 27,660 104,740 

Employment 

To determine the total additional employment after 2002 accommodated in the Plan, a detailed 
set of assumptions was developed. These assumptions, presented in Table 3-5, include FARs for 
each of the job producing land uses, the likely mix in percentages of retail and non-retail 
employees, and the employment density, explained as the amount of space in square feet needed 
per employee.   

TTable 3-5: Employment Assumptions 

Land Use Category 

Developable 
Land Assumed 
Ratio of Net to 

Gross Area 

Assumed 
probable 

FAR 

Percent 
Retail 

Percent 
Non-Retail 

Sq Ft per 
Retail 

Employee 

Sq Ft per 
Non-Retail 
Employee 

Neighborhood Commercial 0.85 0.35 70% 30% 500 400 

Community Commercial 0.85 0.25 75% 25% 500 400 
Regional Commercial 0.75 0.25 80% 20% 600 400 

Office & Office Park 0.80 0.30 5% 95% 400 300 
Business, Technology and Light Industry 0.75 0.25 0% 100% 0 750 

Manufacturing, Processing & Warehousing 0.75 0.25 0% 100% 0 1,000 

The resulting estimates of additional employment for each land use category are presented in 
Table 3-6.  Jobs from commercial and retail development compose 35 percent of additional em-
ployment for the plan. Office uses account for 40 percent of employment; light industry, pro-
cessing, and related uses account for the remaining 25 percent. 

Table 3--6: Additional Public and Private Sector Employment**  

Land Use Category Additional Employment 

Neighborhood Commercial 1,105 

Community Commercial 2,415 

Regional Commercial 3,609 

Office & Office Park 8,120 

Business, Technology and Light Industry 4,715 

Manufacturing, Processing & Warehousing 720 

Public (Government and Education) 1,466 

Total Jobs  22,150  

*Additional after 2002  
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Jobs and Housing Balance 
As shown in Table 3-7, the jobs/housing ratio expected at plan buildout of areas developed after 
2002 will be 1.26 jobs for each housing unit. This ratio does not reflect the fact that many 
residents commute to the Sacramento area while jobs in Yuba City are often filled by residents 
of outlying communities.  

TTable 3--77: Jobs / Housing Ratio at Plan Buildout*  

Total Jobs 22,150 
Total Housing Units 19,220 
Employed Resident Ratio less Vacant Units 0.96 minus .05 = .91 
Job Producing Households 17,488 
RRatio:  Jobs/Households  11.26  
*Applies only to new development after 2002. 

 

33.6  PATTERN OF DEVELOPMENT,  GROWTH & EXPANSION  

One of the key initiatives in this plan is the idea that Yuba City retain a compact form, protecting 
the surrounding rural areas with a clearly defined SOI.  The policies presented in this section are 
intended to contain development within the SOI and achieve two purposes – maintain Yuba City’s 
small town feel and preserve the surrounding agricultural rural landscape. 

The policies in this section focus on how these goals can be achieved through the location and 
nature of land uses. A discussion of the character of urban edges and other initiatives to achieve 
these goals through design are discussed in Chapter 4: Community Design. 

GOALS, POLICIES, AND IMPLEMENTATION 

Goal LU 1-1. Maintain a well-defined compact urban form, with a defined sphere of 
influence and urban development intensities on land designated for 
urban uses. 

Policy LU 1-1: Establish zone districts, development standards, and performance standards 
in the Zoning Ordinance consistent with the General Plan and amend the 
Zoning Map to be consistent with the General Plan Land Use Diagram. 

Policy LU 1-2: Establish standards for urban edges and ensure that designated intensities 
and uses provide an appropriate transition to rural land at these edges.  

Policy LU 1-3: Support the County’s efforts to maintain viable agricultural uses surrounding 
the city in areas outside the proposed Sphere of influence. 

Goal LU 2-1. Promote a balanced land use program that increases the ability of 
people to live and work in the city.  

Policy LU 2-1: Require preparation of City initiated Specific Plans or developer master plans 
for strategic new growth areas with complex land use programs. 
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Policy LU 2-2: Provide a variety of housing in all neighborhoods and reserve sites, where 
appropriate, for housing types that ensures that Yuba City remains an 
inclusive, affordable community. 

Policy LU 2-3: Promote infill development that maintains the scale and character of 
established neighborhoods. 

Policy LU 2-4: Encourage new neighborhoods to include components such as a mix of 
housing types, open spaces, and community facilities, oriented to a 
neighborhood center. 

Goal LU 3-1. Promote development patterns that maximize residents’ accessibility to 
parks, open space, and shopping areas.  

Policy LU 3-1: Develop downtown Yuba City as a mixed-use activity center with a range of 
commercial, office, residential, and civic uses. 

Policy LU 3-2: Provide for concentrations of activity and mixed-use and pedestrian-oriented 
development in selected areas.  

33.7  RESIDENTIAL AREAS 

The General Plan promotes residential densities that provide for more efficient use of available 
land resources and maintains a compact form that is less intrusive on the surrounding 
countryside.  Objectives behind residential development and neighborhood organizing 
principles depicted on the General Plan Diagram include:   

 Mix of Housing Types. The General Plan promotes a mix of housing types in all 
neighborhoods and ensures that no one area is unduly burdened by higher-density 
residences. As discussed in Section 3.2, three types of residential uses are planned: Low 
Density Residential, Medium Density Residential, and High Density Residential.  Some 
residential development may also occur as part of a larger mixed-use project in office or 
commercial areas. 

 High Density Residential Development in Strategic Locations.  The Diagram locates High 
Density residences in transportation corridors, next to parks, community facilities, and 
schools, and in mixed-use neighborhood centers. Higher density development is also 
proposed on vacant and underutilized infill sites as well as on suitable sites likely to undergo 
long-term redevelopment.   

 Promotion of Low-Medium Density Small-lot Single-Family Dwellings.  Medium Density 
small-lot development is encouraged in neighborhoods, where appropriate.  These are likely 
to provide opportunities for many families to participate in the home-ownership market. 

BUILDING BETTER NEIGHBORHOODS 

To foster community identity, the General Plan directs residential expansion in the new growth 
areas into neighborhoods.  These neighborhoods are planned to contain a mix of uses and 
housing types and to provide convenient access to retail and commercial services used on a 
frequent basis.  Policies in the General Plan strive to promote the integration of new 
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neighborhoods with existing urban development, and to preserve and enhance neighborhood 
connectivity with a continuous street network.    

A neighborhood focal point would be a well-defined mixed-use center with neighborhood 
commercial uses and publicly-oriented uses and open spaces. Several of these centers are 
depicted on the Land Use Diagram. Within these neighborhoods, the plan designates sites for a 
range of housing types near a neighborhood centerpiece, which may be a commercial 
development, a park, a school, or a mix of uses. The idea is that a larger number of residents can 
be brought closer to the neighborhood focal point, so they can bike or walk to these areas without 
having to rely exclusively on automobiles for local trips.  Further discussion of these 
neighborhood centers is contained in Chapter 4: Community Design. 

GGOALS, POLICIES, AND IMPLEMENTATION 

Goal LU 4-1. Encourage new residential and mixed-use development to be in the form 
of neighborhoods and/or within infill sites.  

Policy LU 4-1: The City shall allow for development of mixed-use (residential, retail, and 
office) neighborhood centers, in both new neighborhoods and in established 
neighborhoods that lack them.   

Policy LU 4-2: The City shall allow low and medium density small-lot single-family housing 
development in new and existing neighborhoods that enable compact 
development and efficient infill. 

Policy LU 4-3: Improve the “community orientation” of new residential developments. 

Policy LU 4-4: Provide for a transition between higher density and lower density residential 
areas, and require buffers of varying size between residential uses and non-
residential uses without restricting foot and bicycle access. 

Policy LU 4-5: The City shall provide incentives for infill development, including affordable 
housing for low and very low-income residents, within existing residential 
areas at a density not less than surrounding development, subject to 
appropriate standards to ensure compatibility with adjacent uses. 

Policy LU 4-6: Require a mix of uses in neighborhood centers.   

Policy LU 4-7: Require residential development consistent with objective design standards 
that employs creative site design and architectural quality that blends with 
the characteristics of each location and its surroundings.  
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33.8   COMMUNITY FACILITIES  

Community facilities including residential care, day care, elderly care, and alcoholism or drug 
abuse recovery or treatment facilities, will be allowed within neighborhoods, consistent with 
state and federal law, because they are considered "protected" facilities and local zoning cannot 
exclude them if specified standards and licensing requirements are met.  

In contrast, large scale community facilities are appropriate in mixed-use neighborhood cores, 
on community commercial sites, and in Downtown.   

Houses of worship and other places for religious assembly as well as private schools and colleges 
will be permitted in residential and commercial areas, subject to appropriate location and 
development standards and use-permit requirements to ensure neighborhood compatibility.  
Public schools and public colleges are exempt from zoning. 

3.9   PARKS AND OPEN SPACE 

Parks and open space are a fundamental building block of the Land Use Diagram and the 
organization of land uses in a growing Yuba City, as most directly evidenced by the two planned 
large park facilities.   

Policies pertaining to parkland, public open space, and the greenway network are in Chapter 6: 
Parks, Schools, and Community Facilities. Policies pertaining to non-public open space are in 
Chapter 8: Environmental Conservation.  

3.10  RETAIL AND COMMERCIAL AREAS 

Shopping and the use of services are activities that provide for social contact as well as business 
transactions.  Since Yuba City attracts shoppers from a large region, and stores in one part of the 
City are often frequented by residents from other neighborhoods, retail districts are also critical 
in shaping the identity and image of the City and the neighborhoods.  

To ensure that a diverse range of shopping opportunities are available and easily accessible, the 
plan provides for new neighborhood centers, located closer to where people live and designed 
with the pedestrian in mind, and for increased convenience-good opportunities in existing 
neighborhoods where suitable sites are available.  The Plan also builds on the regional 
accessibility of Routes 20 and 99 in order to plan for regional, auto-oriented commercial 
development and attempts to capture out-of-town retail tax revenue. 

Guiding concepts behind retail and commercial development areas depicted on the General Plan 
diagram include:   

 Provision of more neighborhood-oriented shopping facilities. The General Plan provides 
sites for several neighborhood-oriented shopping and commercial uses in both new and 
existing neighborhoods. Implementation of the plan would bring a substantially increased 
population within a convenient distance of a neighborhood center.        

 Site for a new regional-retail center.  While land is available in proximity to the existing 
commercial areas in the Route 20 corridor, there is also an opportunity for another regional-
retail center. The General Plan provides a site for this on the west side of Route 99 north of 
Bogue Road.   
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 Land supply in proportion to anticipated needs.  To ensure the viability of the proposed 
retail and commercial centers, as well as Downtown, land designated for commercial uses 
corresponds closely to the anticipated need over the planning period. 

GGOALS, POLICIES, AND IMPLEMENTATION 

Goal LU 5-1. Maintain Yuba City's prominence as the center of retail activity in Sutter 
County. 

Policy LU 5-1: Establish use regulations, development standards, and minimum 
performance requirements in the Zoning Ordinance, consistent with the 
General Plan, and amend the Zoning Map to be consistent with the Land Use 
Diagram. 

Policy LU 5-2: Evenly distribute neighborhood and community shopping centers in new 
development areas to offer both choice and convenience for shoppers and 
residents. 

Goal LU 5-1. Promote neighborhood identity and encourage use of alternative modes 
of transportation by providing neighborhood shopping centers that 
many residents can reach on foot or bicycle. 

Policy LU 5-1: Require pedestrian-oriented design in new shopping areas that are part of 
neighborhood centers. 

Policy LU 5-2: Ensure that neighborhood retail centers and commercial service buildings are 
compatible with the surrounding neighborhood and with adjacent travel 
corridors. 

Policy LU 5-3: Establish site development and locational standards for neighborhood corner 
stores in residential areas. 

Policy LU 5-4: Encourage the development of community commercial facilities that are 
accessible to both vehicles and pedestrians and include amenities for both. 

Policy LU 5-5: Establish design standards for mixed use development that will result in a 
high-quality pedestrian-scaled environment, with one-to-four story buildings, 
side or rear parking areas, street front windows and entries, and public and 
private open space. 

Policy LU 5-6: As part of larger commercial developments, require amenities for public 
benefit, such as pedestrian-oriented facilities (outdoor seating, plazas, 
weather protection, transit waiting areas), historic preservation, cultural 
facilities, and public spaces.  

Policy LU 5-7: Provide specific sites for regionally oriented commercial centers and 
community-sized shopping facilities and allow residential and office uses 
above retail in these areas.  
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Goal LU 6-1. Promote convenient access to fresh, healthy, and affordable food to 
eliminate food deserts, prioritizing access in disadvantaged 
communities. 

Policy LU 6-1: Increase access to fresh food, prioritizing access in disadvantaged 
communities, by allowing and encouraging safe local food production, micro 
agriculture, edible landscapes, rooftop gardens, community gardens, urban 
farms, farmers’ markets, food trucks, and community kitchens on vacant or 
underutilized lands, including City-owned land, to the extent legally 
permissible and provided that funding is available. 

Policy LU 6-2: Maximize multimodal access to fresh food in disadvantaged communities, 
prioritizing bicycle and pedestrian access, by encouraging grocery stores, 
healthy corner stores, community gardens, and outdoor markets at key transit 
nodes and within transit-oriented developments. 

Policy LU 6-3: Provide temporary and/or permanent access to City locations and land in 
disadvantaged communities for farmers’ markets and community gardens. 

Policy LU 6-4: Update the Zoning Code to streamline permitting of grocery stores and 
markets, including co-ops, in disadvantaged communities and food deserts. 

Policy LU 6-5: Support efforts to improve food security and eliminate hunger, such as food 
assistance and nutrition programs. 

Policy LU 6-6: Identify funding opportunities to sustain and/or expand free and reduced-
price meals programs for low-income youth year-round.  

Policy LU 6-7: Encourage the establishment of mobile farmers’ markets to serve food 
deserts, prioritizing disadvantaged communities, through such measures as 
identifying and eliminating barriers in the permitting process. 

33.11   EMPLOYMENT CENTERS 

Objectives and Policies discussed in this section relate to three land uses depicted on the Land 
Use Diagram: 

 Office & Office Parks; 

 Business, Technology, & Light Industry; and 
 Manufacturing, Processing, and Warehousing. 

OFFICE & OFFICE PARK 

The demand for new office development may soften somewhat with the increasing trend of work 
from home and hybrid work schedules. While new offices may still be built, sites that can 
accommodate flexible office space facilities will be in demand as the local economy matures and 
the City implements the Economic Development strategy described in Chapter 2. 
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The Land Use Diagram provides acreage for both larger site office parks and smaller, integrated 
office uses. Smaller sites are typically expected to be local-serving professional and 
administrative office environments, such as medical, real estate, or financial services. Larger 
sites are envisioned as office parks that draw employees from a wider area and provide more 
jobs.  Offices are also permitted in Regional Community and Neighborhood Commercial areas.  
This can be a very effective use of land where new office uses are located above the first floor or 
as a secondary use in multi-tenant buildings in order to promote retail continuity at the street 
level. The 2021-2029 Housing Element includes Program H-C-5 encourages development of 
residential units within mixed-use projects on commercial and office sites. 

The recommendations put forth as part of the Central City Specific Plan are also depicted on the 
land use diagram, most specifically with respect to the continued development of office uses in 
the Town Center area. 

IINDUSTRY & LIGHT INDUSTRY 

 Two land uses are depicted on the Land Use Diagram that have been historically described as 
“Industrial” or “Research and Development” or “Business Park.” The two new categories – 
“Business, Technology, and Light Industry” and “Manufacturing, Processing, and Warehousing” 
– attempt to combine uses with similar development characteristics, while at the same time 
offering flexibility of use and encouraging the creation of jobs in Yuba City. 

Because employment intensity (building space per employee) and site configuration, access and 
other requirements for these uses vary dramatically, the General Plan provides significant 
acreage for these developments in a variety of settings and locations. Business, Technology, and 
Light Industry (BT&I) areas are provided along major transportation corridors and adjacent to 
existing facilities of the same type. The most significant of these areas is located on the large 
undeveloped areas to the northwest of the intersection of Bogue Road and Route 99 and is 
envisioned as a master-planned, regionally oriented development also including an office park 
and a regional shopping area.  BT&I uses are also planned adjacent to the Sutter County Airport 
and Harter property. 

Manufacturing, Processing, and Warehousing (MP&W) areas are presumed to be more 
“industrial” in character and are often presumed to be resource-based processing facilities. 
These areas are not as landscaped an environment as the BT&I areas. 

Plan policies also seek to increase the supply of pre-zoned, "ready-to-go" job producing land.  to 
improve Yuba City’s competitiveness in the regional economy by decreasing start-up time for 
new development.   

GOALS, POLICIES, AND IMPLEMENTATION 

Goal LU 7-1. Provide appropriately located areas for a broad range of employment 
generating uses, including along major transportation facilities, to 
strengthen the City's economic base and provide employment 
opportunities for residents. 
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Policy LU 7-1: Establish use regulations, development standards, and minimum 
performance requirements for Office & Office Park development, Business, 
Technology, and Light Industrial development, and Manufacturing, 
Processing, and Warehousing development in the Zoning Ordinance 
consistent with the General Plan and amend the Zoning Map to be consistent 
with the Land Use Diagram. 

Policy LU 7-2: In new employment center areas, require master plans and infrastructure 
financing programs as a condition of subdivision approval, so haphazard 
development, without a coordinated plan for land use, circulation, 
infrastructure, and public services, does not occur. 

Policy LU 7-3: Seek cooperative agreements with Sutter County towards the development of 
agricultural- and resource-based employment centers in areas outside the 
Yuba City Sphere of Influence, adjacent to the urban area, and along key 
transportation corridors. 

Goal LU 8-1. Encourage local serving professional and administrative offices to locate 
as part of locally-oriented office uses and in mixed-use community 
activity centers, including within the Town Center development 
adjacent to downtown Yuba City. 

Policy LU 8-1: Allow supporting retail and business services and other complementary uses 
in Office & Office Park areas. 

Policy LU 8-2: Allow advanced educational uses, such as commuter colleges and technology 
teaching institutes, in Office & Office Park areas. 

Goal LU 9-1. Provide sites for commercial services that complement employment 
center development or that require an industrial environment.  

Policy LU 9-1: Permit offices as a primary use within Business, Technology, and Light 
Industrial areas and as a secondary use in Manufacturing, Processing, and 
Warehousing areas, upon finding that such a use is compatible with the 
primary use and will not adversely affect the traffic-carrying capacity of 
adjacent streets. 

Policy LU 9-2: Conditionally allow commercial recreation uses within warehouse space, 
provided these uses do not conflict with adjacent uses. 

Goal LU 10-1. Protect the supply of land suitable for employment center uses by 
achieving compatibility between employment center development and 
surrounding neighborhoods through buffering requirements and 
performance standards intended to minimize harmful effects of 
excessive noise, light, glare, and other adverse environmental impacts. 

Policy LU 10-1: Allow small office development as a buffering or transitional use between 
residential areas and industrial areas or major roadway corridors. 
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Policy LU 10-2: Establish setback, landscaping, and screening requirements for employment 
center development to provide adequate buffering adjacent to residential 
neighborhoods.  
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4 
Community Design Element 

Although a General Plan typically describes needed services and facilities, and appropriate land 
uses to accommodate anticipated growth, these components are not sufficient to ensure the 
quality of life – the livability – that Yuba City residents want. The City’s vision of becoming a 
premier community in the Sacramento Valley can and will be achieved through the quality of 
development, with attention to neighborhoods, pedestrian-oriented shopping areas, and 
linkages between these uses. This Community Design Element establishes policies aimed at 
ensuring the creation of public and private improvements that will maintain and enhance the 
image, livability, and aesthetics of Yuba City in the years to come.  

Yuba City is committed to high-quality community design – most clearly exemplified by the 
successful Town Center redevelopment project, by the Harter and Buttes Vista specific plans, 
Bogue-Stewart Master Plan 
located on the south side of 
town and the City’s design 
guidelines. The Community 
Design Element builds on the 
character of Yuba City and 
design ideas in these plans and 
provides policies that will 
promote the maintenance and 
enhancement of Yuba City’s 
small town feel and rural 
heritage. 

This chapter presents several 
overarching objectives for 
community design in Yuba 
City. These principles provide 
the framework for the policies 
that follow. These policies focus on the rural/urban edge, the key vehicular gateways into Yuba 
City, connections and corridors linking different areas of the City, urban activity centers, 
commercial and industrial areas, and neighborhoods.  

Wall mural on Church Street near Plumas Street. 
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4.1   OBJECTIVES 

The following objectives capture the essence of community design, as embodied in this General 
Plan. 

 Maintain the identity of Yuba City as a small-town community, commercial hub, and 
residential community, surrounded by agricultural land and convey, through land uses and 
design amenities, Yuba City’s character and place in the Sacramento Valley. 

 Recognizing the livability and beauty of peer communities with highly designed visual 
landscapes, commit to a focus on the visual landscape of Yuba City. 

 Maintain, develop, and enhance connections between existing and planned neighborhoods. 

 Create and build upon a structured open space and parks network, centered on two large 
urban parks and the Feather River Corridor. 

 Strive for lush, landscaped public areas marked by extensive tree plantings. 

 Design commercial and industrial centers to be visually appealing, to serve both pedestrians 
and automobiles, and to integrate into the adjacent urban fabric. 

 Create new communities and new neighborhoods that are interesting in design and unique 
in character.  

4.2   URBAN/RURAL EDGE 

The roughly rectangular shaped form of the Yuba City Planning Area is surrounded on three sides 
by the rural landscape of Sutter County. The fourth, eastern border is shared with the City of 
Marysville, just across the Feather River. Yuba City residents strongly identify with Yuba City’s 
setting in rural agricultural Sutter County. Views and images of orchards and crop rows are 
important aesthetics.  By creating strong city boundaries that emphasize the surrounding natural 
resources, the City is placed appropriately in the context of rural Sacramento Valley. 

Currently, agricultural land only loosely denotes the urban development edge in Yuba City. A 
sharpening of the urban/rural edge will help redefine Yuba City’s physical form and create a 
better sense of place. The striven-for image is of a cohesive small city set in the context of rural 
surroundings. Clearly defined edges create this image; loosely defined edges are perceived as 
uncontrolled sprawl. Furthermore, development outside the urban growth boundaries would 
adversely affect agricultural land, which is important to both the County and the City.  

Three straight roadways roughly define the Planning Area boundary on the north, west, and 
south of the Planning Area. Bogue Road on the south, Township Road on the west, and Pease 
Road on the north offer opportunities for defining clear boundaries between urban Yuba City 
and the rural countryside. These edges, which have been negotiated between the City and 
County, create a physical separation between Yuba City and the rural County, keeping Yuba City 
unique and identifiable.  This chapter offers policies for utilizing these roadways as physical 
edges of the community and visually distinguish urban from rural. The fourth edge of the 
community – the Feather River corridor that defines the City’s eastern border, is described in 
Chapter 6 of this plan. 
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GGOALS, POLICIES, AND IMPLEMENTATION 

Urban/Rural Edge 

Goal DS 1-1. Establish a clear distinction between the urban growth area and the 
surrounding rural and agricultural land. 

Policy DS 1-1: Create a “soft” transition at the urban/agricultural edge by appropriate 
landscape, with large canopy ties that are visually compatible with schools. 

Policy DS 1-2: Maintain views into the agricultural lands on the rural side of the roadways 
by:  

 Not planting within the right-of-way, trees spaced farther, and 
 Designating a minimum of 6 feet of space in the right of way for a curb and 

gutter on the rural side of the road.   

Policy DS 1-3: Differentiate the landscape treatment of urban edges near key intersections. 

Goal DS 2-1. Establish a clearly defined, compact form for the urban growth area. 

POLICIES 

Policy DS 2-1: Establish a distinct design character for new development along Bogue Road, 
Township Road and Pease Road, as illustrated in Figure 4-1, in order to 
clearly demarcate the urban edge.  This will be accomplished by: 

 Enforcing a 60-foot minimum rear setback requirement on new 
development along these roads; 

 Creating a 40- to 50-foot-wide landscaped buffer within the public right of 
way; 

 Planting multiple layers of trees closely for visual impermeability; and 
 Limiting local access (but allowing collector and arterial access and only a 

minimal number of residential streets) from these roads in order to 
maintain continuous street edges. 

4.3   GATEWAYS AND ENTRIES 

Strong entries are another important element of community design.  This section identifies entry 
points and assigns unique features to them. These features will help fulfill the goal of enhancing 
the image of Yuba City as an urban area markedly differentiated from the surrounding rural 
landscape. Route 99 is the primary entry from the north and south.  Route 20, the primary entry 
from the west and the Feather River bridges are the eastern entries from Marysville. Garden 
Highway also is an important entry to Downtown. 

The location and proposed design character of Gateways and Entries are illustrated in Figure 4-
2. 
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FFiguree 4-1:: Urban/Rurall Edgee 
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FFiguree 4-2:: Gatewayss andd Entriess 
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GGOALS, POLICIES, AND IMPLEMENTATION 

GATEWAYS AND ENTRIES 

Goal DS 3-1. Enhance key City entrances on primary vehicular corridors and 
demarcate the transition from rural to urban land with distinct entry 
features.  

Policy DS 3-1: Designate Route 99 near Pease Road, Route 99 near Bogue Road, Route 20 
near Township Road, Garden Highway near Drummond Drive, George 
Washington near Bogue Road, and the Feather River bridges as entry 
gateways into Yuba City, and create distinctive features at these locations, as 
follows: 

 Route 99 near Bogue Road and Route 20 near Township Road. These entries 
are on high speed state highways and where regional-scale commercial 
and office uses are planned.  Continual vehicle-oriented street lights with 
welcoming signs attached on each side can accentuate both the City 
gateway and the development nearby.  Lush trees planted closely on each 
side of the street can provide another transitional element as one enters 
from the rural area where the roads are marked with fewer trees.      

 Route 99 near Pease Road. Around this planned highway interchange, 
planned land uses are predominantly residential.  South of the planned 
interchange, this portion of Route 99 is separated from adjacent homes by 
a frontage road and landscaping, and the environment will remain vehicle-
oriented.  A welcoming sign, consistent with Caltrans standards, can be 
placed in the right-of-way or on the Pease Road overpass to mark the 
entry.   

 Garden Highway near Drummond Drive. Low density residential 
development and an elementary school are planned around this 
intersection.  Densely landscaped trees and welcoming signs on both sides 
of the street can subtly announce the entry into the City.      

 George Washington near Bogue Road. Along George Washington, signs 
directing traffic to different neighborhoods and major amenities in 
western portion of the City such as the two major parks, the panhandle, 
new neighborhood commercial centers, and the parkways can be 
introduced, coupled with differentiated landscaping, at the intersection.   

 Feather River Bridges and Route 20 near Sutter Street. Bridges alone can 
provide a sense of entry which can be enhanced through signage and 
landscaping.  Welcoming signs on the Feather River Bridge coupled with a 
well-designed entry intersection near the terminus of the bridge can 
enhance the processional experience as one enters the City. These signs 
can direct travelers to Downtown and the planned Feather River park 
areas.  Street trees and pedestrian-scale lighting should be introduced to 
enhance this entry.  
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4.4   CONNECTIONS & CORRIDORS 

The way streets will connect new neighborhoods to shopping areas, parks, schools, and 
employment centers is a critical design element. This section focuses on the design of these 
connections and the character of new streets. More detail on proposed circulation system 
improvements, particularly dimensions for street cross-sections and on-street parking policies, 
is presented in Chapter 5 of the General Plan. 

The key to enhanced connectivity is to ensure that new neighborhoods are integrated in the 
City’s street grid; that streets connect to other streets, both within neighborhoods and to 
adjacent neighborhoods and commercial districts. Many existing subdivisions are not connected 
to one another and have few outlets onto major arterials. Also, some collector and arterial 
corridors in the city are not well-defined and lack pedestrian amenities and street trees.  
Improving the streetscape design of these roadways will contribute to the visual and aesthetic 
perception of the city as a whole.   

This section establishes policies and design concepts to strengthen the main corridors by means 
of streetscape improvements and elements that will define and enhance each of them.  New 
streetscape designs should be tailored to announce and accommodate adjacent amenities such 
as parks and commercial centers. Well-designed corridors will join different neighborhoods and 
activity nodes together.   

Neighborhood Connectivity 
Fluid connections between new proposed neighborhoods and existing neighborhoods will be 
established by extending existing arterials, creating new streets, and ensuring that new streets 
connect with existing streets.   For example, Bridge Street and Cherry Street are existing east-
west streets planned to be extended westward to serve the newly planned neighborhoods.  To 
alleviate north-south traffic from Route 99, two new parkways are planned on the west side of 
Route 99.  Also, new east-west and north-south local streets are planned to connect the new 
developing areas to the one-mile grid system. The overall street network is designed to connect 
each neighborhood to one another, to connect neighborhoods to local shopping districts and 
activity centers, and to provide accessibility to major urban amenities, parks, open space, and 
downtown, and to the regional highway system. The new street system and hierarchy is 
discussed further and illustrated in Chapter 5:  Transportation. 

Routes 20 & 99 
Running east-west, Route 20 is a four to six-lane state highway.  It extends to the City’s river edge 
and turns into Feather River Bridge.  Large scale regional commercial activities are concentrated 
along Route 20 and around the Route 99/Route 20 intersection.  The planned development 
intensity is lower near the west edge of the city where office and light industrial activities are to 
be located.   

Route 99 will be a four to six lane state highway that is in a below-grade “cut” north of the Queens 
Avenue intersection. Large-scale commercial development is located at the Route 99/20 
intersection; low density residential development exists both north and south of the commercial 
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areas.  Regional-scale office and commercial development are planned along the west side of 
Route 99 between Lincoln and Bogue roads.   

Design concepts for Routes 20 and 99 envision upgrading the appearance of the corridors as 
circulation system improvements, as illustrated in Figures 4-3 and 4-4.  

Parkways 

Two new parkways are planned to serve new development in the western portion of the Yuba 
City Planning Area.  They are envisioned as roads lined with lush trees on both sides of the road 
as well as in the median.  An “Arc Parkway” is planned near the western edge of the growth area 
and connects a new park and mixed-use area on the northern edge of the growth area, the 
regional scale commercial area near Route 20, and two mixed use areas in the southwestern 
corner of urban area.   Another parkway is planned to run north and south from the Harter 
Specific Plan area south to a new City park at the south and north to the edge of the urban growth 
area. This parkway offers direct access to the southern City park from the area north of Route 
20. 

The concept of “parkways”– roadways that function as both a visual corridor and a traffic artery 
– is intended to bring uniqueness and visual richness to two new important Yuba City roadways. 

Local Streets: Sutter Street / Second Street / Garden Highway / Bridge Street 

Sutter Street and Second Street are the easternmost streets in downtown Yuba City and parallel 
the Feather River levee.  Second Street serves civic buildings in the downtown area and is lined 
with luscious trees and on-street parking spaces. As one travels south on Second Street, the 
roadway splits and directs one either east to a boat dock on the Feather River or west to Garden 
Highway. Garden Highway is more vehicular-oriented and is lined with automobile-related 
shops. Although Garden Highway is the closest vehicular road running parallel to the river, it is 
three-fourths of a mile from the river and no view corridors toward the river exist due to distance 
and the existing levee.  

Bridge Street is a major four-lane east-west currently running from the existing western City 
limit to the riverfront. Bridge Street is a more established east-west corridor than other corridors 
running through recently constructed low-density developments. The roadway connects the 
eastern side of Route 99 to downtown Yuba City.  The Bridge Street corridor has a cluster of large 
commercial properties near the Route 99 intersection and smaller retail properties near Plumas 
Street and 2nd Street. A short east-west transit connection on Bridge Street exists between 
Stabler Lane and Gray Avenue.   
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FFiguree 4-3:: Routee 200 Corridorr 
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FFiguree 4-4:: Routee 999 Corridorr 

Page 226 of 515



Communi ty  Des i gn  

 4-11 

GGOALS, POLICIES, AND IMPLEMENTATION 

Connections and Corridors 

Goal DS 4-1. Create a well-connected hierarchy of streets that serve existing and 
planned neighborhoods and strengthen the visual and aesthetic 
character of each major corridor. 

Policy DS 4-1: Ensure that new non-residential development along Route 20 is oriented 
toward the highway as illustrated in Figure 4-3. 

Policy DS 4-2: Ensure that the planned manufacturing and warehousing activities on Garden 
Highway do not cause adverse visual impacts to the adjacent residential 
neighborhoods and Feather River corridor. 

Policy DS 4-3: Ensure that the proposed B Street Plaza helps to showcase the steps at the end 
of B street as a gateway to the river park areas by: 
 Prohibiting construction of buildings or tall elements on the eastern edge 

of the plaza.  

 Maintaining a low plaza height. 

 Enhancing an open feeling for the plaza as a whole.   

Policy DS 4-4: Plant trees as visual buffers along the existing industrial and commercial 
development.   

Policy DS 4-5: Require landscaped setbacks from Route 99 and establish standards for 
streetscape improvements, including planting strips and landscape medians, 
where appropriate, as illustrated in Figure 4-4.  Ensure that fences are 
combined with trees and landscaping in order to demarcate residential 
property lines.   

Policy DS 4-6: Designate Bridge Street as an important riverfront access corridor.   

Policy DS 4-7: Establish a 15-foot wide landscaped buffer in the public right of way between 
Garden Highway and the industrial uses.   

Goal DS 5-1. Create a comfortable street environment for motorized and non-
motorized users. 

Policy DS 5-1: Install covered bus shelters and pedestrian-scale street lighting near existing 
and planned bus stops.  

Policy DS 5-2: Create a pedestrian-friendly environment on Sutter and Second Streets, 
linking Downtown and the waterfront within the Feather River corridor, as 
illustrated in Figure 4-7. 
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Policy DS 5-3: Provide signage, landscaping, lighting, and other visual features to emphasize 
the existing and planned pedestrian access to the riverfront.  

Policy DS 5-4: Extend the tree-lined wide sidewalks of the Second Street near the B and C 
Street intersections north to Sutter Street.   

Policy DS 5-5: Create signage and maps illustrating various park spaces in the Feather River 
Corridor to direct downtown pedestrians on Second Street to the waterfront. 

Policy DS 5-6: Establish design standards for a new community commercial corridor that 
accommodates pedestrians and transit uses along Garden Highway between 
Franklin and Winship roads.  (See Figure 4-7). 

Policy DS 5-7: Widen the sidewalks and install pedestrian-scale street light fixtures on 
Bridge Street from Boyd Streets to 2nd Street to accommodate pedestrians. 

Policy DS 5-8: Construct and maintain covered bus shelters at new and existing bus stops 
along Bridge Street.  

Policy DS 5-9: Place pedestrian amenities such as pedestrian-scale street lighting, benches, 
and planting strips on the western side of Garden Highway where community 
commercial core is planned.   

Policy DS 5-10: Design new residential streets with sidewalks, planting strips and traffic-
calming elements to create a pedestrian-friendly environment. 

Policy DS 5-11: In order to ensure that street layout in future development incorporates the 
need for neighborhood connectivity and the comfort and safety of pedestrians 
and bicyclists consistent with the Community Design Chapter, it is essential 
that: 

 New development be more "connected" to the surroundings with an 
increased number of access points and pedestrian and bicycle connections 
to the neighborhood network;

 Blocks be short to allow for more direct connections;  

 Neighborhood streets be designed at a human-scale, without excessive 
cross-sections; and

 Traffic controls, including speed limits, signage and truck routes, restrict 
commercial traffic in neighborhoods. 

 Connections minimize barriers so that people of all physical abilities can 
enjoy mobility and accessibility in the community. 
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Goal DS 6-1. Allow for flexibility in streetscapes to accommodate various adjacent 
land uses. 

Policy DS 6-1: Plant trees along with masonry fences to buffer existing residential 
development from the highway.  Require a minimum 10 feet buffer between 
the front property line and the edge of the road.   

Policy DS 6-2: Ensure that non-residential building façades are visually attractive, with 
windows offering views into buildings and architectural articulation; prohibit 
large blank walls facing the street unless screened by landscaping.  

Policy DS 6-3: Orient commercial buildings on infill sites toward the sidewalk (on Garden 
Highway between Franklin & Bishop Roads), and place parking on the side or 
in the rear of the lot.   

Policy DS 6-4: Establish a parkway street cross-section as illustrated in Figure 4-5 and 4-6 
characterized by the following: 

 A landscaped median with a minimum width of 15 feet and trees that will 
create a continuous, formal appearance.   

 A symmetrical tree layout for sidewalk planting strips abutting residential 
developments.   

 Separate bike paths on at least one side of the parkway buffered from 
vehicular traffic by planting strips.     

 On-street parking only adjacent to the south park and the “panhandle”.    
 Sidewalks on both sides of the parkway.  Wider sidewalks are allowed 

when abutting commercial developments.  
 A landscaped median is not required for the portions of the parkways 

adjacent to the south park and the “panhandle”.  Instead, devote 7 to 8 feet 
of space on the side of the parkways away from these areas for on-street 
parking. 

Policy DS 6-5: Design streetscape and landscape elements to create a processional sequence 
of spaces that will enhance the riverfront theme as illustrated in Figure 4-8 
along Bridge Street by installing continual promotional banners and street 
lights on both sides of the street.     

Policy DS 6-6: Provide a landscaped median on Bridge Street between Plumas and Gray 
Avenue.  

Policy DS 6-7: Establish vehicular access controls that limit access to developments from the 
parkways by: 

 Limiting left-turn intersections to every half a mile.  
 Limiting driveway access into new development from parkways.      

These are consistent with Chapter 5: Traffic and Circulation
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FFiguree 4-5:: Parkwayy Designn Conceptss  
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FFiguree 4-6:: Parkwayy Configurationn Nearr aa Publicc Openn Spacee 
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FFiguree 4-7:: Sutterr Street/Secondd Street/Gardenn Highwayy 
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FFiguree 4-8:: Bridgee Streett Corridorr  
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4.5   URBAN ACTIVITY CENTERS 

To make new centers for development (as proposed in the Chapter 3: Land Use) vibrant and 
livable, this Chapter proposes that they be planned as integrated “Activity Centers” where a mix 
of urban uses will occur in a pedestrian-oriented, landscaped environment. New residential 
development will be located with easy access to these centers, as well as to the new large City 
Parks. Figure 4-9 illustrates these conceptual relationships. The Activity Centers fall into two 
categories: 

 Larger scale Regional Activity Centers are proposed along major roadways and are 
envisioned to be regionally focused, including a range of employment opportunities and 
retail establishments serving a regional need. A center at the northwest intersection of Route 
99 and Bogue Road and a center on Route 20 between George Washington and Township 
Roads complement existing plans for the Harter Specific Plan area and downtown Yuba City. 

 Three locally-oriented Community Activity Centers are planned in the western portion of 
the urban area, two in the southwest quadrant of the planning area, and one in the northeast 
quadrant.  These activity centers are envisioned as “Village Centers” that attempt to duplicate 
the small-town character of Yuba City as it develops by providing areas where community 
residents meet and shop. Through a mix of housing types, a mix of commercial uses, open 
space, schools, and community facilities, a sense of place can be achieved in newly developing 
areas.  

This section focuses on design concepts for urban activity centers. Additional design guidance 
on land use and development standards for commercial and residential areas are in Section 4.6, 
Commercial & Industrial Development, and Section 4.7, Neighborhoods.  

Goals, Policies, and Implementation 

Regional Activity Centers 

Goal DS 7-1. Design Regional Activity Centers, to include a mix of uses, including 
regional retail, office, and service uses offering shopping and 
employment opportunities for both residents of Yuba City and the 
regional population.   

Policy DS 7-1: Using the Harter Specific Plan as an implementation tool, provide an 
additional employment and retail center on the former Harter Packing 
Company property; create a business park and commercial development 
opportunities; create an efficient circulation pattern; and provide a mix of 
uses as described in the Specific Plan. 

Goal DS 8-1. Promote convenient vehicular and transit access to Regional Activity 
Centers, with convenient pedestrian access within the centers and to 
adjacent neighborhoods. 
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FFigure 4-9: Community Activity Centers 

 

Policy DS 8-1: Using a developer’s master plan or a City-initiated Specific Plan, create two 
new Regional Activity Centers; one center northwest of the intersection of 
Route 99 and Bogue Road and one center on Route 20 between George 
Washington and Township Roads. These plans are to include provisions for 
the following: 

 An integrated mix of regionally-oriented uses;  
 Highly landscaped business parks and office parks; 

 A unified design theme throughout the development, marked by 
consistent signage, plantings, street lighting, street furniture, roadway 
markings, and building design characteristics; 

 Pedestrian- and bicycle-friendly environments; 
 Facilities to ensure access by public transit; 

Page 235 of 515



Yuba C i t y  Genera l  P lan Update  

4-20 

 Tree planting programs; 
 Appropriate internal circulation and adequate connections to arterials 

and State highways; 
 Landscaped buffers and edges with parkways, marked by berms, trees, 

and limited curb cuts, where applicable; 

 A mix of residential uses, with over 65 percent in the medium to high 
density category; 

 Pathway and local street connections to integrated residential 
development; 

 Public open space, plazas, and green space; and 
 Perimeter buffering to protect existing neighborhoods. 

Policy DS 8-2: Using the Central City Specific Plan as an implementation tool, continue to 
advance downtown Yuba City as a focus of civic and cultural activity in the 
community, retain a strong pedestrian orientation and scale, create new uses 
in the Town Center development, preserve and enhance buildings of special 
historic and architectural interest, and seek new development opportunities 
for available re-use sites.   

Community Activity Centers 
Goal DS 9-1. Design Community Activity Centers to include a mix of housing types, 

community scale retail, local offices, services, civic uses, community 
facilities, parks, and schools. 

Policy DS 9-1: Establish minimum standards for public open space and central plazas in at 
least 5 percent of the gross area in each center. Streets leading to the central 
plazas should provide a processional experience by incorporating elements 
such as continuous signage and street lights. 

Policy DS 9-2: Cluster nonresidential uses in Community Activity Centers around public 
open spaces and plazas. 

Goal DS 10-1. Create a pedestrian orientation with convenient access both with the 
centers and between the centers and adjacent neighborhoods. 

Policy DS 10-1: Establish minimum standards for pedestrian-oriented circulation: 

 Require non-residential buildings to be oriented toward the street.  The 
ground-level façade facing the street should be transparent and be 
articulated to human scale to create pedestrian-oriented sidewalks.   

 Allow credit for on-street parking.  All streets in a neighborhood 
commercial core should provide on-street parking.   
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 Require parking areas to have centrally located pedestrian access with 
rows of canopy trees to provide shadow walkways.  

 Divide off-street parking into small areas whenever possible and connect 
them to sidewalks or pedestrian pathways.   

 Encourage buildings to be located at the street by establishing maximum 
setback or “build-to lines”, with appropriate step-backs for upper stories;  

 Requiring awnings and canopies for pedestrian comfort, where 
appropriate.  

4.6  COMMERCIAL & INDUSTRIAL DEVELOPMENT 

The policies and design concepts in this section are directed toward creating commercial and 
industrial developments that are attractive and well-integrated into the community.  The 
recently developed large-scale neighborhood and regional commercial centers in Yuba City are 
vehicle-oriented and the buildings have large setbacks from the street line for provision of 
parking lots.   

Community commercial centers, located adjacent to residential neighborhoods, provide goods 
and services to local residents and are assumed to serve both vehicular and pedestrian traffic.  
Commercial uses inevitably need to provide parking spaces; however, careful site planning can 
provide better connections to neighborhoods and vehicular corridors.   

Regional commercial areas will primarily service vehicular traffic. Located along highways, these 
areas will have less relationship with the street than community or neighborhood commercial 
areas. However, internal pedestrian pathways should provide a safe and well-connected walking 
environment. The architecture of regional commercial buildings should be articulated to 
minimize “boxy” appearance.   

GGOALS, POLICIES, AND IMPLEMENTATION 

Commercial & Industrial Development 
Goal DS 11-1. Ensure that the new large-scale commercial and industrial development 

responds to the surrounding development in its building scale, form, and 
buffering of adjacent uses.  

Policy DS 11-1: Establish the following design standards for new commercial development: 

 Orientation requirements so entries face streets. Where development is 
adjacent to an arterial or parkway, it also needs to be “outward looking” 
with the perimeter oriented to vehicular traffic.   

 Prohibitions of blank walls along streets and other publicly visible 
building elevations.  

 Build-to-lines – maximum setback distances along pedestrian-oriented 
streets. 
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 Architectural articulation to modulate the horizontal and vertical scale of 
large-commercial buildings. 

 Awnings and canopies on the street-fronting façade along pedestrian-
oriented streets to provide weather protection for pedestrians. 

 Pedestrian-scale signs throughout new commercial development. 

 Landscaped strips to separate parking lot from street sidewalks. 

Goal DS 12-1. Ensure that new large-scale commercial development provides 
pedestrian access to the surrounding neighborhoods and within the 
development itself. 

Policy DS 12-1: Require community and neighborhood commercial development to provide 
pedestrian access to the surrounding neighborhoods and within the 
development complex.   

Policy DS 12-2: Require publicly accessible, open space, such as outdoor eating areas, to be 
integrated into large-scale office and industrial developments.   

Goal DS 13-1. Ensure that new large-scale industrial development is buffered from 
residential neighborhoods but allow design flexibility within these areas 
to promote economic development.  

Policy DS 13-1: Require landscaped compatibility buffers and screening along the edges of 
industrial areas adjacent to residential areas and parkland.    

4.7  NEIGHBORHOODS 

While the policies presented previously in this chapter relating to edge conditions and roadway 
corridors have implications that apply to the City as a whole, this section addresses design and 
character at a more focused scale, within neighborhoods.  A neighborhood is defined as an area 
of at least 160 acres, with an approximate quarter mile radius from its “center” that includes a 
mix of uses. 

Creating and maintaining quality neighborhoods is a key initiative of this General Plan. Existing 
neighborhoods should be maintained and improved, and new neighborhoods in Yuba City should 
be developed with a strong sense of identity.  Policies and design concepts in this section are 
intended to create a “sense of place” in new neighborhoods, by recognizing and strengthening 
the fundamental elements of traditional neighborhoods. These building blocks included a mix of 
housing types (as illustrated in Figure 4-10), parks, and community facilities; organized around 
a neighborhood focal point.   
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FFiguree 4-10::  Housingg Typologyy  
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GGOALS, POLICIES, AND IMPLEMENTATION 

Neighborhood Structure 

Goal DS 14-1. Encourage development of diverse and distinctive neighborhoods. 

Policy DS 14-1: Continue to use the City’s Design Guidelines in development review and 
prepare a design standards “checklist” for new requirements established by 
this General Plan. 

Policy DS 14-2: Provide a variety of lot sizes within a neighborhood to foster diverse housing 
types. 

Goal DS 15-1. Develop a sense of neighborhood identity through design elements and 
neighborhood focal points, such as commercial areas, schools, parks, 
community centers, or a combination of these elements. 

Policy DS 15-1: Continue to require on-site common open spaces in multi-family residential 
development. 

Policy DS 15-2: Require new neighborhoods to include components such as a mix of housing 
types, open spaces, and community facilities, oriented to a neighborhood 
center. 

Policy DS 15-3: Require new housing to provide transitions between the street and building, 
with variable front setbacks, building articulation and massing.  

Policy DS 15-4: Create a sense of a neighborhood identity by gradually decreasing densities 
away from neighborhood focal points. 

Policy DS 15-5: Minimize the visual dominance of garages by establishing specific standards 
in the zoning ordinance, including: 

 Limiting the front width of a house that can be occupied with a garage to 
be no more than one-half the building width; or 

 Requiring garages to be setback from the front façade or located in the rear 
half of the lot; or 

 Requiring additional setback if more than a two-car garage entrance is 
provided; 

 Orienting garage doors 90 degrees from the street; or 

 Encouraging use of alleys in new development, with garages accessed 
from the rear; and 

 Incorporating design elements on the second level above the garages such 
as accessory dwelling units, bay windows or balconies. 
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Goal DS 16-1. Ensure that new street networks are coherent and provide multimodal 
access within and between neighborhoods.  

Policy DS 16-1: Design local streets to not only accommodate traffic, but also to serve as 
comfortable pedestrian environments. These should include, but not be 
limited to:   

 Street tree planting adjacent to curb and between the street and sidewalk 
to provide a buffer between the pedestrian and the automobile, where 
appropriate; and 

 Sidewalks on both sides of streets, where feasible. 

Policy DS 16-2: Ensure that the Subdivision Regulations encourage a fine-grained and 
integrated pattern of streets that provide continuity between neighborhoods, 
have a human scale, and enhance the character of neighborhoods.  

 Promote closer spacing between intersections of local streets and limit the 
maximum block length to 660 feet in low density residential areas and 500 
feet in medium and high-density residential areas. 

 Limit use of cul-de-sacs to no more than ten percent of the length of all 
streets in a subdivision map. 

 Where cul-de-sacs are used, require pedestrian and bicycle connections 
through the end to adjacent streets, if a connection is needed to a school, 
park, retail, or connector street.  

Goal DS 17-1. Maintain and enhance the character of existing neighborhoods by 
undertaking streetscape and signage improvements. 

Policy DS 17-1: Avoid using walls as a neighborhood boundary. Solid edges prevent fluid 
access in and out of neighborhoods. 

Policy DS 17-2: Work with neighborhood groups on initiative that would improve or enhance: 
 Street trees; 

 Signage; 
 Street and alley improvements; 
 Neighborhood parks. 

Policy DS 17-3: Require new developments to underground all utilities needed to serve future 
buildings and their occupants and work with PG&E to establish 
undergrounding of utilities in existing residential neighborhoods, where 
financially feasible.  

Policy DS 17-4: Place design elements that signify neighborhood identities at the 
neighborhood entrances and at neighborhood centers or focal points.   
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5 
Circulation Element 

The Circulation Element is intended to provide guidance and specific actions to improve the 
safety and efficiency of Yuba City’s circulation system. The Element is based on the philosophy 
that transportation in the City can be managed through a comprehensive program of 
transportation planning, land use planning, and growth management strategies. This Element 
includes provisions for roadway, transit, airport, pedestrian, and bicycle transportation modes, 
as well as parking. 

The Circulation Element 
responds directly to the 
Government Code Section 
65302(b)(1), which requires "a 
circulation element consisting 
of the general location and 
extent of existing and proposed 
major thoroughfares, 
transportation routes, 
terminals, and other local 
public utilities and facilities, all 
correlated with the land use 
element of the plan.” 

Transportation and land use 
affect each other; therefore, 
policies in this Element and the 
Land Use Element are tied 
together. Careful integration of the City’s traffic and circulation policies with its land use policies 
will endeavor to ensure that there is sufficient roadway capacity to accommodate traffic 
generated by planned future development. The City is committed to designing a system of 
regional routes, local roads, public transit, and bicycle and pedestrian pathways that will 
enhance the community and protect the environment. 

The Land Use Element includes policies related to the physical framework for development that 
the circulation system is designed to serve and includes policies and objectives for the Airport 
environs.  The Community Design Element addresses landscaping along major streets and 
planning for new neighborhoods to ensure street connectivity.  It also addresses how to create 
walking, biking, and transit-friendly environments.  The Noise Element includes policies to 
alleviate noise generated by traffic.  

 A picture of Bridge Street looking toward the intersection with Plumas Avenue. 
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55.1  GUIDING PRINCIPLES 

Yuba City is committed to providing its citizens, businesses, and visitors with a balanced multi-
modal transportation network that meets the needs of all users of streets, roads, and highways 
whether that be in urban, suburban, or rural contexts. A balanced multi-modal transportation 
system that serves bicyclists and pedestrians as well as drivers is a priority objective of the 
Element. The original street layout provided street connections linking neighborhoods with 
workplaces. As the community has grown, connections between neighborhoods, shopping areas, 
and business locations have not always served residents' transportation needs, so the General 
Plan provides for new routes in partially developed portions of the Planning Area, and 
improvement of safety, capacity, and efficiency of the existing system; the Plan also provides 
ways to reduce auto-dependence through policies that encourage walking, biking, and taking 
transit.  

5.2  ROADWAY SYSTEM 

At the core of Yuba City’s circulation network is the roadway system. All modes of transportation 
depend to some degree upon the roadway system. In Yuba City, this system is based on a 
traditional grid pattern. Although this pattern has been modified in recent years to include some 
suburban curvilinear streets in the southern and western portions of the City, the predominant 
pattern is grid-based and defined by major roadways.  

STREET SYSTEM 

Yuba City’s roadway system is set up around a hierarchy of street types, which are commonly 
referred to as functional classifications. The functional classifications for most major streets are 
as follows: 

 Freeways. Freeways serve regional and inter-city travel and should not become the 
optimum route for intra-city trips. Access is controlled, grade crossings are separated, and 
medians separate lanes moving in opposite directions. Typical free flow speeds exceed 55 
miles per hour. 

 Highways. Highways are designed to carry heavy traffic volumes at speeds of 35-55 miles 
per hour. Highways should serve longer distance intra-city travel as well as linking the City 
with other nearby urban areas. Access is limited, crossings are generally signalized at grade, 
parking is not allowed, and medians can be used to separate lanes moving in opposite 
directions. 

 Arterials. Arterials are designed to move large volumes of traffic between 
freeways/highways and other arterials in Yuba City and to adjacent jurisdictions. Major 
arterials are access controlled roadways emphasizing mobility between major portions of 
the City and regional freeways and highways. Minor arterials provide mobility through the 
City and access to major residential, employment, and activity centers. On-street parking 
should not be provided on major arterials but may be appropriate for minor arterials that 
emphasize accessibility over mobility. Driveway access should be minimized, consistent with 
the primary function of arterials to move through traffic. Bike lanes, landscaped park strips, 
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sidewalks, transit facilities, and sound walls may also be accommodated within the right-of-
way, depending on the right-of-way width. 

 Parkways. Parkways provide an attractive, limited access link between residential 
communities and commercial centers. Parkways should be tree-lined, and if possible, include 
landscaped medians with functional designs similar to major arterials.  

Curbs should be provided but curb cuts should be limited. On-street parking should not be 
provided. Parkways should provide four travel lanes and accommodate higher-speed travel.  

 Collectors. Collector streets provide a link between neighborhood streets and arterials. 
Collectors provide travel lanes and bike lanes where right of way widths allow.  On-street 
parking may be provided if sufficient width is available. Collectors also provide access to 
adjacent properties, so driveway access should be discouraged but need not be restricted 
(subject to accepted engineering practice). Collector streets are shown on the Land Use 
Diagram. Bike lanes, landscaped parkstrips, sidewalks, and transit facilities may also be 
accommodated depending on the right-of-way available. 

 Neighborhood Local Streets. Neighborhood streets provide direct access to adjacent 
properties. Neighborhood streets should provide two travel lanes, sidewalks, and 
landscaping with street trees. On-street parking may be restricted. Bike lanes are usually not 
needed because neighborhood streets carry low traffic volumes at low speeds and all 
neighborhood streets are considered to be bicycle friendly.   

VVEHICLE MILES TRAVELED (VMT) 

CEQA Section 15064.3 defines VMT as “the amount and distance of automobile travel 
attributable to a project”.  One (1) VMT is defined as one mile driven by a vehicle. VMT is 
commonly expressed as a daily value for a typical weekday when schools are in session. While 
VMT is a useful metric for quantifying the efficiency of a given mix of land uses and roadway 
network enhancements, it is not a direct measure of congestion or delay. 

While VMT has long been used as an input into various environmental analyses, it became 
increasingly important with the passage of Senate Bill (SB) 743 in 2013.  That landmark bill 
added Section 21099 to the California Public Resources Code, which states that “automobile 
delay, as described by level of service or similar measures of vehicular capacity or traffic 
congestion, is not considered a significant impact on the environment”. SB 743 directed the 
Governor’s Office of Planning and Research (OPR) to amend the CEQA Guidelines to establish 
new metrics for determining the significance of transportation impacts of projects. In the 
amended CEQA Guidelines, OPR selected automobile VMT as the preferred transportation 
impact metric. 

The City has prepared for the shift from Level of Service (LOS) to VMT. First, it updated its base 
year travel demand model to 2020 (pre-COVID) conditions and developed a new cumulative 
model. Second, it oversaw the preparation of the Interim SB 743 Implementation Guidelines for 
City of Yuba City (Fehr & Peers, 2020). With these guidelines, the City has a documented 
procedure for how to analyze VMT to determine the significance of a land use or transportation 
project’s impacts to the roadway network.  Upon adoption of this updated Circulation Element 
by the City Council, the policies and analysis procedures described in the Interim SB 743 
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Implementation Guidelines for City of Yuba City will also be adopted and available for use when 
analyzing the VMT impacts of proposed land development and transportation projects. 

LLEVEL OF SERVICE  

To determine the operating conditions of a roadway segment or intersection, the concept of LOS 
is commonly used. LOS is reported on a qualitative scale ranging from LOS A to LOS F, with LOS 
A representing free-flow conditions and LOS F representing over-saturated conditions (see 
Table 5-1). This element establishes LOS policies for weekday AM and PM peak hour intersection 
operations.  Pursuant to SB 743, LOS is no longer utilized in CEQA to evaluate the significance of 
a proposed land use project on the surrounding roadway system. However, LOS remains relevant 
because it is an expression of the community’s expected level of operation of the City’s roadway 
network. LOS policies presented later in this element pertain only to the City maintained 
intersections. In some cases, physical impediments to roadway widening such as buildings, trees, 
railroad, or biological resources will keep the City from reaching the LOS anticipated by the 
General Plan. The City retains flexibility in determining whether a roadway meets the intent of 
the General Plan regardless of the existing or future LOS. 

Table 5--1: Traffic LOS Definitions.   

LOS Signalized Intersection 
Average Delay Range Traffic Flow Conditions 

A ≤ 10 sec/veh 
Volume-to-capacity ratio is low and either progression is exceptionally favorable, 
or cycle length is very short. Most vehicles arrive during the green phase and travel 
through the intersection without stopping.  

B >10 to 20 sec/veh 
Volume-to-capacity ratio is low and either progression is highly favorable, or the 
cycle length is short. More vehicles stop than with LOS A. 

C >20 to 35 sec/veh 

Progression is favorable or the cycle length is moderate. Individual cycle failures 
(i.e., one or more queued vehicles are not able to depart as a result of insufficient 
capacity during the cycle) may begin to appear at this level. The number of vehicles 
stopping is significant, although many vehicles still pass through the intersection 
without stopping.  

D >35 to 55 sec/veh 
Volume-to-capacity ratio is high and either progression is ineffective, or the cycle 
length is long. Many vehicles stop and individual cycle failures are noticeable.  

E >55 to 80 sec/veh 
Volume-to-capacity ratio is high, progression is unfavorable, and the cycle length is 
long. Individual cycle failures are frequent.  

F >80 sec/veh 
Volume-to-capacity ratio is very high, progression is very poor, and the cycle length 
is long. Most cycles fail to clear the queue. 

Source: Fehr & Peers, 2023  

Traffic counts were performed at 25 intersections under the City’s jurisdiction while schools 
were in session. Chosen intersections were situated along numerous arterial streets within the 
City. Those intersections were analyzed during weekday AM and PM peak hour conditions using 
Highway Capacity Manual, 7th Edition (Transportation Research Board, 2021) techniques.  
Operations were at LOS C or better at 23 of the 25 study intersections.  At the time of the counts, 
the 5th Street Bridge was under construction and temporary traffic control was in place.  The two 
intersections nearest the bridge (5th Street Bridge EB On-Ramp/Bridge Street and Bridge 
Street/Second Street) operated at LOS D during both peak hours.  Operations have since 
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improved at each location with the completion of the new bridge. To support current and future 
intersections, improvements to the traffic signals, and additional turning lanes are planned. 
Major intersection improvements are shown in Figure 5-4 Existing and Future Signalized 
Intersections. The improvements include future signals, viable roundabout locations, and 
intersection that require future studies, and other intersection improvements. There are 95 
locations examined as to what improvements are needed to each respective intersection.  

PPLANNED IMPROVEMENTS TO ACCOMMODATE BUILDOUT 

To support existing and future land use and traffic carrying capacity, improvements to the 
roadway network are planned. Major street improvements planned for Yuba City are shown in 
Figure 5-1, Number of Lanes and Functional Classification-Buildout Conditions. These 
improvements include a variety of new/widened arterial streets, minor widening on SR 20, a 
new interchange on SR 99 at Pease Road, and numerous new collector and local streets to 
provide a well-connected circulation system.  The City maintains a capital improvement program 
(CIP) linked to development impact fees to help offset the cost of new roadways. 

In contrast to the above, analysis of SR 99 and SR 20 within the City limits shows poor operations 
under cumulative market-absorption conditions.  This is caused by continued traffic growth, and 
minimal infrastructure improvements (i.e., only capacity increasing project expected in the 
timeframe would be a ½-mile widening of SR 20 west of SR 99).  
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FFiguree 5-1:: Numberr off Laness andd Functionall Classification-Buildoutt Conditionss  
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CCONNECTIVITY 

The traditional grid system in Yuba City’s older neighborhoods allows for through movement 
and good connections between and within neighborhoods.  Short blocks offer a choice of routes 
and enable more direct connections.  While Yuba City's traditional neighborhoods are based on 
an orthogonal grid, variations can also allow for diagonal and curvilinear streets as well as larger 
or smaller blocks for maximum flexibility and improved connectivity.   

In contrast, many of the recently completed neighborhoods are built using many cul-de-sacs. 
This type of design promotes circuitous travel and results in traffic being distributed along fewer 
streets where heavy traffic walls-in neighborhoods and requires sound walls. More desirable is 
a grid-based development that balances sense of proximity and ease of access with the quieter 
environments of the newer neighborhoods.    

GOALS, POLICIES, AND IMPLEMENTATION 

Goal CI 1-1. Promote more efficient motor vehicle, bicycle, and pedestrian 
circulation. 

Policy CI 1-1: Continue to use the Public Works Standard Details in development review. 

Policy CI 1-2: Locate arterials and collectors according to the general alignments shown in 
Figure 5-1.  Minor variations from the depicted alignments and standard 
design elements will not require a General Plan amendment. 

Policy CI 1-3: Develop right-of-way and improvements consistent with street designations 
on Figure 5-1 and Public Works Standard Details. 

Policy CI 1-4: Develop and manage residential streets (i.e., streets with direct driveway 
access to homes) to limit average daily vehicle traffic volumes to 2,500 or less.  

Policy CI 1-5: As appropriate, implement traffic calming measures such as minimum road 
right of ways, roundabouts, traffic circles, and other measures.  

Policy CI 1-6: Prohibit on-street parking along parkways unless there are specific fronting 
land uses that require parking (e.g., park).  

Policy CI 1-7: Strive to maintain a minimum average distance of one quarter mile between 
parkway intersections, except in commercial areas or other high-volume 
traffic areas as determined.  

Policy CI 1-8: Require transportation analysis for new development projects consistent 
with Public Work’s standards. Exceptions may be granted where traffic 
studies have been completed with relevant analysis for the project. 
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Policy CI 1-9: Provide for greater street connectivity by:  

 Incorporating in subdivision regulations requirements for a minimum 
number of access points to existing local or collector streets for each 
development (e.g., at least two access points for every 10 acres of 
development).  

 Encouraging traffic circles and roundabouts over signals. 

 Requiring bicycle and pedestrian connections from cul-de-sacs to nearby 
public areas and main streets, when feasible.  

 Requiring new residential communities adjacent to undeveloped land 
planned for urban uses to provide stubs for future connections to the edge 
of the property line. Where stubs exist on adjacent properties, new streets 
within the development should connect to these stubs.  

Goal CI 2-1. Provide fair and equitable means for paying for future street 
improvements. 

Policy CI 2-1: Maintain an Impact Fee Program. 

Policy CI 2-2: Require that new development form, or annex into community facilities 
districts or other funding mechanisms designed to provide maintenance of 
infrastructure. 

Goal CI 3-1. Coordinate local actions with State and County agencies to ensure 
consistency. 

Policy CI 3-1: Continue to work with Caltrans to achieve timely construction of programmed 
freeway and interchange improvements and state highway improvements.  

Policy CI 3-2: Work with SACOG to ensure that General Plan amendments are incorporated 
in the regional traffic model and incorporated into analysis required for 
Metropolitan Transportation Improvement Plan updates.  

Goal CI 4-1. Strive to maintain acceptable levels of service and plan the future 
transportation system to support new development. 

Policy CI 4-1: Prioritize the carrying capacity of arterial roadways (over local access) by 
controlling the number of intersections and driveways, generally prohibiting 
direct residential access, and requiring a supply of off-street parking 
appropriate to the type of project and setting. 

Policy CI 4-2: Strive to maintain a target LOS D or better for collector and/or arterial for city-
controlled intersections. The Council may accept different LOS standards for 
state highways and intersections, and other roadways. 
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Goal CI 5-1. Make efficient use of existing transportation facilities, and, through the 
arrangement of land uses, provision of safer and more direct routes for 
pedestrians and bicyclists, strive to reduce the total vehicle-miles 
traveled per household. 

Policy CI 5-1: When feasible, construct complete streets for new and modified roadways, 
plan for usage of the roadway space by all users, including motor vehicles, 
transit vehicles, bicyclists, and pedestrians (complete streets). 

Policy CI 5-2: When analyzing proposed land use and transportation projects follow the 
requirements of the Interim SB 743 Implementation Guidelines for City of Yuba 
City or as amended.  

55.3  TRANSIT 

Transit service and facilities in Yuba City are provided by both public and private operators. The 
following outlines each service and identifies major facilities.  

Public Transit 
Yuba-Sutter Transit (YST) is the public transit operator for Yuba City, Sutter and Yuba Counties, 
and provides many transit options for residents and visitors.  YST currently operates fixed routes 
within the City with loops connecting major activity centers, residential neighborhoods, Caltrans 
Park & Ride facilities, and the City of Marysville. A Dial-A-Ride service is provided for senior 
citizens, disabled persons, or residents that live beyond one-quarter mile from a fixed-route. The 
YST fixed-routes can be currently found on their website at 
https://www.yubasuttertransit.com/routes.   

Service outside Yuba City includes a weekday commuter express service to and from Sacramento 
and Lincoln. A weekday regional service is also provided which includes round trips to and from 
Live Oak, Wheatland, and the foothills.  

Private Service 
Private transit service in Yuba City is provided by on demand ride hailing services augmented by 
taxi and limousine services. Yuba City residents and employers coordinate carpooling or 
vanpooling independently.  

GOALS, POLICIES, AND IMPLEMENTATION 

Goal CI 6-1. Continue to expand and improve the existing transit and non-motorized 
network to provide convenient and efficient mobility between 
residential areas and workplaces, shopping, and other destinations.  

Policy CI 6-1: Participate in regional transit planning with other public agencies in the 
region to enhance regional public transit service in Yuba City.  
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Policy CI 6-2: Require new development to provide transit improvements consistent with 
the Public Works Standard Details and YST standards.  

Policy CI 6-3: Coordinate with Caltrans and YST to expand and improve the network, 
particularly among disadvantaged communities.  

Policy CI 6-4: Work to establish an Active Transportation Plan (ATP). 

Policy CI 6-5: Support programs offering free and reduced-price transit passes for low-
income individuals.  

55.4  BICYCLE AND PEDESTRIAN CIRCULATION 

Bicycling and walking are a key component of the City’s multi-modal transportation system and 
have benefits including that they are inexpensive, energy conserving, non-polluting, and support 
healthy exercise. Yuba City's flat topography and warm climate make choosing to walk or bicycle 
an attractive transportation option.  

Although bicycle and pedestrian facilities are provided in Yuba City, some gaps still exist in the 
transportation networks for these modes. Some bicycle paths and bicycle lanes exist, but they 
are not continuous. Similarly, sidewalks exist on many streets throughout the city, but are not 
continuous. As pedestrian and bicycle travel is related to perceived safety and convenience, 
providing a safe and complete network of pedestrian and bicycle facilities should continue to 
increase the use of these modes of travel, especially when crossing heavily traveled roads such 
as SR 20 and SR 99. 

BIKEWAYS 

There are four types of bikeway classifications, as shown in Figure 5-2, Bikeway Classifications. 
A “Class I” bikeway, also referred to as a bike path, is a right-of-way that is completely separated 
from any street and is shared with pedestrians. A “Class II” bikeway, or bike lane, is a one-way, 
striped, and signed lane on a street. A “Class III” bike route shares the road with other vehicle 
traffic and is marked only by signs.  Class IV facilities are separate bikeways, intended for the 
exclusive use of bicyclists. They include a separation between the bikeway and the through 
vehicular traffic lane.  

In Yuba City, existing and planned bicycle facilities are identified in the Yuba City Bikeway Master 
Plan (2011). This document also contains the goals and policies for providing bicycle facilities in 
Yuba City. Existing bicycle facilities in Yuba City consist primarily of Class II bike lanes on 
arterials and collectors. The City has also adopted an Abandoned Railroad Corridor Study 
analyzing the potential future use of right of way to be utilized as pedestrian and bicycle trails. A 
conceptual design is shown in Figure 5-3. 
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FFiguree 5-22 Bikewayy Classificationss 
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FFiguree 5-3:: Abandonedd Railroadd Crosss Sectionn Showingg Roadd andd Bikeway..  
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PPEDESTRIAN CIRCULATION 

While sidewalk capacity is not an issue, in general, all areas should be designed to a scale that 
accommodates pedestrians and bicyclists. Improvements in areas within the City that currently 
have undersized, or no pedestrian facilities should be made a priority so that the pedestrian 
system will be better connected.  The new neighborhood centers should also be designed to be 
"pedestrian friendly."  In these areas, changes to street design should be considered to 
accommodate increased flows, improve accessibility, and to give preferential treatment to 
pedestrians. Pedestrian-friendly facilities should also be provided near transit stops and 
adjacent to medium and higher density residential areas.      

GOALS, POLICIES, AND IMPLEMENTATION 

Goal CI 7-1. Develop a system of sidewalks and bikeways that promote multi modal 
transportation and recreation.  

Policy CI 7-1: Establish a network of on- and off-roadway bicycle routes and encourage their 
use for commute, recreational, schools and other trips. Design bike routes 
with the safety of cyclists as a priority. 

Policy CI 7-2: Provide bicycle lanes consistent with Public Works Standard Details or 
separated bikeways on new streets and existing streets whenever roads are 
improved.  

Policy CI 7-3: Require new development to include a series of walkways within new office 
parks, commercial districts, and residential neighborhoods so they connect to 
one another.  

Policy CI 7-4: Encourage pedestrian infrastructure in conjunction with the development, 
redevelopment, and design of mixed-use neighborhood core areas, the 
Downtown area, schools, parks, and other high use areas. 

Policy CI 7-5: Encourage the reuse of abandoned rail rights-of-way, levees, and other 
easements, and seek to acquire suitable rights-of-way for separate bicycle 
paths as they become available.   

Policy CI 7-6: In accordance with Public Works Standard Details, design new pedestrian 
facilities to be accessible to all persons regardless of ability and ensure that 
roadway improvement projects address mobility or accessibility for bicyclists 
or pedestrians. 

Policy CI 7-7: Prioritize improvements to bikeways and sidewalks in disadvantaged 
communities to make active transportation more accessible and user-friendly. 

Policy CI 7-8: Incorporate multi-model transportation into the development impact fee 
program.   
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PPARKING 

It is important to balance the need for enough parking to sustain existing activity and attract new 
development with the need to reserve curb space for bus stops and with the City's financial 
ability to meet other public needs.  Parking decisions affect land use and development patterns, 
as well as travel behavior.  The placement and type of parking must accommodate the needs of 
businesses (who view parking as a marketing tool), pedestrians (who can view parking as a 
barrier when parking blocks walking paths), motorists (who want to park as close to their 
destination as possible), and residents (who desire both on-street and off-street parking). 

GOALS, POLICIES, AND IMPLEMENTATION 

Goal CI 8-1. Provide attractive and convenient parking facilities.  

Policy CI 8-1: Manage public parking for the downtown area to support the needs of local 
businesses and shoppers.    

Policy CI 8-2: Allow shared parking facilities and/or off-site parking facilities, or other 
options whenever possible, to reduce the number of new parking stalls 
required. 

Policy CI 8-3: Continue to limit parking serving commercial and other employment uses in 
residential neighborhoods by adopting parking control strategies such as 
zoning restrictions, signs, or permit systems, where appropriate. 

Policy CI 8-4: Use parking standards to support trip reduction goals by: 

 Allow parking reductions for projects that have agreed to implement trip 
reduction methods, such as paid parking, and for mixed-use developments; 
and 

 Provide preferential parking for carpools and vanpools in non-retail 
projects with more than 100 employees.  

5.5  GOODS MOVEMENT 

In addition to moving people, the roadway system in Yuba City carries a substantial number of 
trucks moving goods. These routes are designed to allow truck traffic to pass through the City 
with minimal impact on residential neighborhoods as well as local vehicular and pedestrian 
traffic.  

GOALS, POLICIES, AND IMPLEMENTATION 

Goal CI 9-1. Provide adequate circulation and off-street parking and loading 
facilities for trucks and facilitate intermodal goods delivery.   
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Policy CI 9-1: In consultation with Sutter County and Caltrans, designate and provide signed 
truck routes, ensure that adequate pavement depth, lane widths, bridge 
capacities, loading areas, and turn radii are maintained on the designated 
truck routes, and prohibit commercial trucks from non-truck routes except for 
deliveries. Surface Transportation Assistance Act (STAA) trucks shall be 
directed to approved areas only. STAA truck parking areas shall be 
encouraged to develop outside the City limit boundaries unless measures are 
established to mitigate impacts of proposed STAA trucking operations on city 
streets. 

Policy CI 9-2: Maintain design standards for industrial streets that incorporate heavier 
loads associated with truck operations and larger turning radii to facilitate 
truck movements.  

Policy CI 9-3: Continue to ensure adequate truck access to off-street loading areas in 
commercial areas. 

55.6  AVIATION 

Aviation facilities are provided by the Sutter County Airport, which is located between Garden 
Highway and the Feather River. The airport is owned and operated by Sutter County and 
currently includes one runway, Runway 17/35, which is 3,040 feet long and 75 feet wide.  

The airport is currently used primarily for agricultural aerial-spraying purposes and private use. 
Other uses include Flight Instruction, Aircraft Rentals, And Aircraft Sales.  

5.7  REGIONAL COORDINATION 

The Transportation Element identifies future circulation needs for a long-range planning 
horizon. Near-term projects are supported by the City’s adopted Capital Improvement Budget, 
which calls for the use of City General Funds, Development Impact Fees, the City’s Streets and 
Roads Fund, State and Federal Grants. Longer-term projects will be studied later in greater detail, 
and funding and implementation sources will be identified.  Many of the projects, in order to be 
funded, must be part of local and regional programs, including the City's Capital Improvement 
Program, and the Regional Transportation Improvement Program (RTIP).  Once a project is in 
the RTIP, it is available for consideration in the State Transportation Improvement Program 
(STIP). Other City plans, such as an Active Transportation Plan and Local Road Safety Plan, Safe 
Routes to School Plan, Highway Safety Improvement Plan, ADA Transition Plan, Local Road 
Safety Plan, Systemic Safety Analysis Report, are also required to support successful funding 
applications. 
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FFiguree 5-4:: Existingg andd Futuree Signalizedd Intersectionss 
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GGOALS, POLICIES, AND IMPLEMENTATION 

Goal CI 10-1. Actively participate in local and regional transportation planning. 

Policy CI 10-1: Develop and implement action plans for routes of regional significance, in 
cooperation with regional partners, SACOG, and the State of California. 

Policy CI 10-2: Explore alternative circulation network improvements to accommodate 
regional through-traffic, focusing on regional/arterial street circulation and 
regional transportation routes.  

Policy CI 10-3: Identify the impacts of land use decisions on regional as well as local 
transportation facilities.  

Policy CI 10-4: Support regional air quality objectives through effective management of the 
City’s transportation system. 
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Sign at entrance to Gauche Aquatic Park.
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Source: Yuba City Department of Parks and Recreation 2023

Neighborhood Park:

City Park

Specialized Recreation Area
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Community Park

Parkland Type Acres Percent of

Source: Yuba City GIS Data, 2020
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2020 
Parkland 
Acreage

Target Acres 
per 1,000 
residents

Additional 
Parkland 

Needed to 
Serve 

Existing
Population 
(77,080)

Additional 
Parkland 

Needed to Serve 
2040 Population 
(90,000) Above 

2020 Deficit

Total Additional 
Parkland 

Needed to Serve 
2040 Population 

(90,000)

Existing Parkland.

New Parkland.

Recreational Opportunities at Schools. 

Open Space / Trail Network. 
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Residents
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Figure 6-1: Recreation Opportunity at School Site
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Figure 6-2: Existing Park Plan
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Figure 6-3: Future Parks
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Figure 6-4: Proposed City Trail Map
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Goal PK 1-1. Create a hierarchy of new open spaces that accommodates a diverse 
range of recreational needs.

Goal PK 2-1. Develop new parkland to meet the park acreage standards for new 
residents.

Specific standards are as follows: Maintain the existing standard of 0.375 acres 
of Neighborhood / Mini Parks resulting from prior plan standards, together with 
the forward requirement upon adoption for:

1.5 acres of City Neighborhood Park 
2.0 acres of Specialized Recreation Area / Open Space / Trails 
1.5 acres of Community Parks,
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Goal PK 3-1. Ensure adequate funding for parks and recreation facilities acquisition, 
development, and maintenance.

Goal PK 4-1. Ensure that parks in Yuba City are easily accessible to its citizens, 
including those with physical limitations, and to provide recreational 
equipment that people of all ages and abilities can use.  
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The non-motorized transportation network will connect new neighborhoods, 
existing neighborhoods, parks, community activity centers, and community 
facilities. 
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7 
Public Utilities Element 

This chapter of the General Plan establishes policies and provisions for public utilities, including 
water supply, wastewater treatment, and solid waste handling. The provision of adequate public 
facilities is a critical component to successful implementation of the General Plan.   

77.1  WATER SUPPLY AND CONSERVATION 

WATER PROVIDERS 

The City of Yuba City Public Works Department provides water within the City limits. In 2020, 
Yuba City had over 19,000 municipal water connections; the City obtains its surface water supply 
from the Feather River, pursuant to four water supply contracts:  

 State Water Resource 
Control Board (SWRCB) 
License 13855; 

 State Water Resource 
Control Board Permit 
18558; 

 North Yuba Water District 
(NYWD) Agreement; and 

 Department of Water 
Resources, State Water 
Project. 

The City also has access to a 
limited water supply from a 
groundwater well. A second 
groundwater well is 
scheduled to be completed in 
2024. 

Most residents in the Sphere of Influence outside the City limits obtained their water from 
private wells or the Hillcrest Water Company (HWC), which had approximately 4,600 water 
service connections in 2001. Yuba City purchased HWC in May 2001 and assumed responsibility 
for water service to several areas within the Sphere of Influence.  

The water service system in the City provides an average of 20 million gallons a day of drinking 
water through approximately 280 miles of distribution lines.  

 

  

 Old water tower now used as a visual monument for the downtown. 
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The City plans for growth in water service through the Water Treatment Plant and Distribution 
System Master Plan (Master Plan), which is updated regularly to reflect changes in conditions, 
state law, and demand. The Master Plan¸ is also used in developing impact fees. Table 7-1 shows 
the projected water demand for the City. 

TTable 7--11: Water Supply Projections11 ((Acre Feet Per Year) 

Water Supply Sources 2025 2030 2035 2040 2045 
Groundwater 2,400 2,400 2,400 2,400 2,400 
Surface Water2 23,264 23,264 23,264 23,264 23,264 
Total 25,664 25,664 25,664 25,664 25,664 
1 Projected supplies are based normal year reasonably available volumes 
2 Surface water includes SWRCB License 13855 and Permit 18558, NYWD Agreement, and Department of  Water Resources 

State Water Project 

Source: Yuba City Urban Water Management Plan, 2020. 

Table 7-1 shows water supply projections per the City’s Urban Water Management Plan for the 
years 2025 to 2045. The City estimates a total of 25,664 acre-feet of water supply per year.    

CONSERVATION   

The City’s Municipal Code allows the City Council to declare an emergency condition and 
institute emergency water restrictions per the Water Shortage Contingency Plan within the 
adopted Urban Water Management Plan. The plan includes water rationing stages based on 
water supply contracts and expected annual growth. The City’s Code allows the City to charge 
penalties for violations of any emergency water restrictions in place at the time.   

GOALS, POLICIES, AND IMPLEMENTATION 

Goal UT 1-1. Ensure that an adequate supply of water is available to serve existing 
and future needs of the City and maintain existing levels of water service 
by preserving and improving infrastructure, replacing water mains as 
necessary, and improving water transmission facilities. 

Policy UT 1-1: Decline requests for extension of water beyond the SOI, except in cases of 
existing documented health hazards or areas where the City has agreements 
to provide services.  

Policy UT 1-2: Coordinate capital improvements planning for all municipal water service 
infrastructure with the direction, extent, and timing of growth. 

Policy UT 1-3: Establish equitable methods for distributing costs associated with providing 
water service to development, including impact mitigation fees where 
warranted. 

Goal UT 2-1. Ensure that necessary water supply infrastructure and storage facilities 
are in place prior to or concurrent with construction of new 
development. 

Page 276 of 515



Pub l i c  U t i l i t i e s   

 7-3 

Policy UT 2-1: Evaluate the adequacy of water infrastructure in areas where intensification 
of land use is anticipated to occur and develop a strategy to implement 
projects in the Water Supply Master Plan to offset deficiencies in capacity. 

Goal UT 3-1. Encourage water conservation with incentives for decreased water use 
and active public education programs. 

Policy UT 3-1: Explore ways to encourage the use of reclaimed water for irrigation and 
landscaping purposes.  

Policy UT 3-2: Utilizing reclaimed water is currently not cost-effective.  Should the costs of 
reclaimed water become more attractive, the City should define a program for 
encouraging reclaimed water use. 

Policy UT 3-3: Continue to implement the City’s guidelines and standards for water 
conservation, implement State Water Efficiency standards and actively 
promote use of water-conserving devices and practices in both new 
construction and major alterations and additions to existing buildings.  

77.2  WASTEWATER COLLECTION AND TREATMENT 

SEWER SERVICE, 2020 

Sanitary sewer service is provided by the City Public Works Department. City residents living in 
the Tierra Buena district and several other areas rely on septic systems for the treatment of 
wastewater. According to the City’s 2020 Wastewater Treatment Facility and Collection System 
Master Plan (WMP), the unincorporated areas of the SOI are expected to be served by the City’s 
wastewater collection and treatment system. The WMP describes the City’s existing sewage 
collection system and addresses sewage collection system capacity and operational needs. It also 
recommends a long-term capital improvement program to provide the facilities necessary to 
accommodate General Plan buildout.  

WASTEWATER DISPOSAL SYSTEM, 2020 

The wastewater treatment facility (WTF) has a current average daily flow of approximately 6.5 
mgd through a collection system of approximately 173 miles of main pipelines. The wastewater 
is sent through grit removal, primary sedimentation, clarification, chlorine disinfection, and 
dichlorination process at the plant. Treated wastewater is discharged to the Feather River 
through an outfall diffuser. The discharge from the WTF is permitted under NPDES discharge 
permit (Order No. R5-2019-0017-01) adopted by the Central Valley Regional Water Quality 
Control Board on February 8, 2019.   

PROJECTED NEEDS 

Based on the current wastewater system, the City expects to accommodate future growth 
through 2040 when considering existing and planned infrastructure. The City anticipates 
expansions to the wastewater system infrastructure will occur as growth occurs, with funding 
provided through development impact fees.  According to the WMP, an estimated average daily 
water demand of 29.4 mgd is expected in the buildout service area. The buildout area includes 
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the SOI area outside of City limits and the Bogue-Stewart Master Plan area. The WTF has a 
current average daily flow of approximately 6.5 mgd. The WMP identifies potential capacity 
projects that could be developed if the need arises for increased treatment capacity.   

WWASTEWATER RECLAMATION 

According to the 2020 Urban Water Management Plan, no infrastructure or system currently 
exists to support recycled water within the City. The City uses only a limited amount of recycled 
water for processes and irrigation at the WTF. Costs to produce reclaimed water are greater than 
the cost of freshwater supplies for both agriculture and urban uses. Until these costs are 
somehow offset or reduced, there is no incentive for potential customers to use reclaimed water. 
If the WTF is upgraded to provide disinfected recycled water, the City could identify future uses 
and develop methods for encouraging recycled water use.   

GOALS, POLICIES, AND IMPLEMENTATION 

Goal UT 4-1. Ensure that adequate wastewater treatment capacity is available to 
serve existing and future needs of the City. 

Policy UT 4-1: Maintain existing levels of wastewater service by preserving and improving 
infrastructure, including replacing sewer mains as necessary. 

Policy UT 4-2: Evaluate the adequacy of sewer infrastructure in areas where land use 
intensification is anticipated to occur and develop a strategy to address 
potential deficiencies in capacity. 

Policy UT 4-3: Coordinate capital improvements planning for all sewer service infrastructure 
with the direction, extent, and timing of growth. 

Policy UT 4-4: Decline requests for sewer extensions beyond the SOI, except in cases of 
existing documented health hazards and in areas where the City has prior 
agreements to provide services.  

Policy UT 4-5: Establish equitable methods for distributing costs associated with providing 
wastewater services to development, including impact mitigation fees where 
warranted. 

7.3  SOLID WASTE MANAGEMENT AND RECYCLING 

SOLID WASTE DISPOSAL VOLUMES AND TRENDS 

Franchised solid waste collection and disposal for Yuba City is provided by Recology Yuba-Sutter. 
Yuba City has an exclusive franchise agreement with Recology to provide refuse collection 
services to businesses and residences in the City. Recology Ostrom Road provides solid waste 
disposal services to the City. City residences also have access to transfer stations in Marysville 
and Brownsville. 
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RREUSE AND RECYCLING 

To guide the waste diversion process, the California Integrated Waste Management Act of 1989 
promotes an integrated solid waste management approach which establishes the following 
hierarchy of goals: (1) source reduction; (2) recycling and composting; (3) environmentally safe 
transformation and disposal of wastes. The statewide mandated goal for waste diversion is 50 
percent. Recology Yuba-Sutter currently offers hazardous waste collection, electronic disposal, 
curbside recycling, and used oil recycling. 

On October 1, 2001, Regional Waste Management Authority (RWMA) implemented one of the 
most liberal curbside recycling programs in the state, to help reach the 50 percent goal by the 
end of 2003. Separate bins for organic, greenwaste, recyclable materials, and nonrecyclable 
waste were distributed to households throughout the region. All paper (including magazines and 
cereal boxes), glass, plastic (#1 through #7), and aluminum products and tin cans were accepted 
by the recycling system in a single stream (combined bin). Several redemption recycling centers 
were distributed within the City. 

In October 2014, California passed Assembly Bill 1826 (AB 1826), mandates all businesses and 
commercial establishments, including multi-family units, to arrange for organics recycling and 
hauling. Organic waste is defined as food waste, green waste, landscaping and pruning waste, 
non-hazardous wood waste, and food soiled paper waste that is mixed with food waste. In 
addition, SB 1383 aims for a 75% reduction in organic wastes by 2025 aimed to tackle climate 
change. 

FUTURE DEMAND 

According to California Department of Resources Recycling and Recovery (Cal Recycle) solid 
waste information system (SWIS), the Ostrom Road Landfill has a remaining capacity of 
39,223,000 cubic yards as reported in 2023. The Ostrom Road Landfill has an expected life span 
to the year 2066. 

GOALS, POLICIES, AND IMPLEMENTATION 

Goal UT 5-1. Meet the City’s solid waste disposal needs, while maximizing 
opportunities for waste reduction and recycling. 

Policy UT 5-1: Continue contracting for garbage and recycling collection services.  

Policy UT 5-2: Encourage existing commercial businesses and residential development to 
install recycling receptacles on their premises.  

Policy UT 5-3: Require builders to incorporate interior and exterior storage areas for 
recyclables and convenient access to recycle areas into new commercial and 
residential remodeled buildings and encourage remodeled buildings (both 
residential and commercial) to make recycling activities more convenient for 
those who use the buildings. 

Policy UT 5-4: Expand recycling efforts in multi-family residential and commercial projects, 
and continue to encourage recycling by all residents. 
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Goal UT 6-1. Manage solid waste so that State diversion goals are exceeded and the 
best possible service is provided to the citizens and businesses of Yuba 
City. 

Policy UT 6-1: Comply with State requirements for proper handling and storage of solid 
waste and recyclables and diversion of solid waste from landfills.  

Goal UT 7-1. Continue public education programs about waste reduction, including 
recycling, yard waste, wood waste, and household hazardous waste. 

Policy UT 7-1: Provide and promote opportunities to reduce waste at home and in 
businesses, through public education information. 

Policy UT 7-2: Obtain input from the public to ensure that solid waste programs effectively 
address community needs and issues. 
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Picture of Yuba City Fire station at 824 Clark Avenue.
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Appendix 8-1
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Figure 8-1

Page 287 of 515



Yuba C i t y  Genera l  P lan Update

8-8

Geology and Soils

Figure 8-1

Erosion
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Figure 8-1: Landslide Susceptibility  
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Subsidence 

Expansive Soils 

Soil Liquefaction 

Volcanic Activity 

Page 290 of 515



Sa fe t y

8-11

Past Occurrences

Likelihood of Future Occurrence
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Climate Change and Geologic and Seismic Hazards 

POLICIES 

Goal SF 1-1. Minimize risks of property damage, personal injury, and loss of life 
posed by geologic and seismic hazards. 
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The southwest corner of the City is underlain by expansive soils that must be 

 

 

 

Page 293 of 515



Yuba C i t y  Genera l  P lan Update

8-14

Page 294 of 515



Sa fe t y  

 8-15 

 Figure 8-2
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Figure 8-2: Flood Zones  
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Figure 8-3

Overtopping:

Foundation defects:

Piping and seepage failures

Conduit and valve failure:
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Figure 8-3: Dam Inundation Zones  
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Figure 8-4
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Figure 8-4: Levee Protection Zone 
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Likelihood of Future Occurrence
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Climate Change and Flooding  

POLICIES  

Goal SF 2-1. Minimize the potential for loss of life, personal injury, and damage to 
property and public facilities resulting from flood and inundation risk. 
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All develop within the floodplain is required to seek a floodplain development 
permit.  
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Wildfire Smoke
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Figure 8-5

Figure 8-6
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Figure 8-5: Wildland-Urban Interface Zones 
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Figure 8-6: Historic Wildfire Burn Areas  
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Likelihood of Future Occurrence

Climate Change and Wildfire

POLICIES

Goal SF 3-1. Minimize adverse impacts due to urban and wildfires.
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Likelihood of Future Occurrence
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Climate Change and Agriculture and Ecosystem Hazards 

POLICIES 

Goal SF 4-1. Ensure that natural agricultural resources within and adjacent to the 
city are resistant to pests and diseases to the extent possible and 
minimize impacts from invasive species to aquatic ecosystems. 

 

 

Page 313 of 515



Yuba C i t y  Genera l  P lan Update

8-34

Page 314 of 515



Sa fe t y  

 8-35 

Figure 8-7 
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Figure 8-7: Evacuation-Constrained Areas 
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POLICIES

Goal SF 5-1. Ensure that the City is prepared for and able to respond to emergency 
situations and disasters with changing future conditions.
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Likelihood of Future Occurrence

Climate Change and Hazardous Materials 
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POLICIES  

Goal SF 6-1. Minimize the risk of property damage and personal injury resulting 
from the production, use, storage, disposal, or transportation of 
hazardous materials. 
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Past Occurrences
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Potential Changes to Drought in Future Years 
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Potential Changes to Extreme Heat in Future Years
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Potential Changes to Severe Weather in Future Years 
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POLICIES

Goal SF 7-1. Ensure that the City is resilient and able to adapt to climate-related 
hazards. 
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POLICIES

Goal SF 8-1. Promote convenient access to fresh, healthy, and affordable food to 
eliminate food deserts, prioritizing access in disadvantaged 
communities.
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Implementation Measure Applicable 
Policy

Responsible
Department Time Frame Funding Source
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Implementation Measure Applicable 
Policy

Responsible
Department Time Frame Funding Source
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Implementation Measure Applicable 
Policy
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Department Time Frame Funding Source
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Implementation Measure Applicable 
Policy

Responsible
Department Time Frame Funding Source
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Implementation Measure Applicable 
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Department Time Frame Funding Source

Page 334 of 515



Sa fe t y

8-55

Implementation Measure Applicable 
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Implementation Measure Applicable 
Policy

Responsible
Department Time Frame Funding Source
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9 
Noise Element 

Noise is a required General Plan element.  The Noise element has a direct correlation with the 
land use, circulation, and housing elements.  It guides land use and transportation facilities, since 
they are common sources of excessive noise levels.   

99.1  NOISE CHARACTERISTICS AND MEASUREMENT 

Noises vary widely in their scope, source, and volume, ranging from individual occurrences such 
as leaf blowers, to the intermittent disturbances of overhead aircraft, to the fairly constant noise 
generated by traffic on freeways. Noise is primarily a concern with regard to noise–sensitive uses 
such as residences, schools, churches, and hospitals.  

NOISE MEASUREMENT 

Noise is commonly defined as undesirable or unwanted sound. Three aspects of community 
noise are used in assessing the noise environment: 

 Level (e.g., magnitude or 
loudness) of sound. Sound 
levels are measured and 
expressed in decibels (dB) 
with 10 dB roughly equal to 
the threshold of hearing. 
Figure 9-1 shows the 
decibel levels associated 
with different common 
sounds.  

 Frequency composition or 
spectrum of the sound. 
Frequency is a measure of 
the pressure fluctuations 
per second, measured in 
units of hertz (Hz). The 
characterization of sound level magnitude with respect to frequency is the sound spectrum, 
often described in octave bands, which divide the audible human frequency range (e.g., from 
20 to 20,000 Hz) into ten segments. 

 Variation in sound level with time, measured as noise exposure. Most community noise is 
produced by many distant noise sources that change gradually throughout the day and 
produce a relatively steady background noise having no identifiable source. Identifiable 
events of brief duration, such as aircraft flyovers, cause the community noise level to vary 
from instant to instant. A single number called the equivalent sound level or Leq describes the 
average noise exposure level over a period of time. 

 Not all noise is bad, some is exciting like this celebration. 
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Figure 9-1: Typical Sound Levels
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Transient noise events may be described by their maximum A-weighted noise level (dBA) or by 
their sound exposure level (SEL). SEL values may be summed on an energy basis to compute 
equivalent energy level (Leq)values over any period of time. Hourly Leq values are called Hourly 
Noise Levels. 

RREPORTING NOISE LEVELS 

Measuring and reporting noise levels involves factoring in variations in sensitivity to noise 
during the daytime versus nighttime hours. Noise descriptors used for analysis need to account 
for human sensitivity to nighttime noise when background noise levels are generally lower than 
in the daytime and outside noise intrusions are more noticeable. Common descriptors include 
the Community Noise Equivalent Level (CNEL) and the Day-Night Average Level (DNL, symbol 
Ldn). Both reflect noise exposure over an average day with weighting to reflect the increased 
sensitivity to noise during the evening and night. The two descriptors are roughly equivalent. 
The CNEL descriptor is used in relation to major continuous noise sources, such as aircraft or 
traffic, and is the reference level for the General Plan Noise Element under State planning law. 

Knowledge of the following relationships is helpful in understanding how changes in noise and 
noise exposure are perceived: 

 Except under special conditions, a change in sound level of 1 dB cannot be perceived; 

 A 3 dB change is considered a just-noticeable difference; 
 A 5 dB change is required before any noticeable change in community response would be 

expected. A 5 dB increase is often considered a significant impact; and 

 A 10 dB increase is subjectively heard as an approximate doubling in loudness and almost 
always causes an adverse community response. 

9.2  NOISE GENERATION IN YUBA CITY 

The major noise sources in Yuba City are related to vehicular traffic on State Route 20 and 
Highway 99.  Other noise sources include overflights from the Sutter County Airport, railroad 
activities, and agricultural operations around the edges of the City. Noise produced by industrial 
facilities has a negligible effect on the City’s noise environment.  Although the City does not have 
a specific Noise Ordinance, noise is regulated by the City’s Nuisance Ordinance, which governs 
the time of day that certain noise-generating activities may take place. 

TRAFFIC NOISE 

Traffic noise depends primarily on the speed of traffic and the percentage of truck traffic. 
Conversely, traffic volume does not have a major influence on traffic noise levels. The primary 
source of noise from automobiles is high frequency tire noise, which increases with speed. In 
addition, trucks and automobiles with modified mufflers produce engine and exhaust noise, and 
trucks also generate wind noise. While tire noise from autos is generally located at ground level, 
truck noise sources can be located as high as ten to fifteen feet above the roadbed due to tall 
exhaust stacks and higher engines; sound walls are not effective for mitigating such noise unless 
they are very tall. 
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According to common practice, maximum noise levels of 60 dB are considered “normally 
acceptable” for unshielded residential development. Noise levels from 60 to 70 dB fall within the 
“conditionally unacceptable” range, and those in the 70 to 75 dB range are considered “normally 
unacceptable.”  

Noise exposure contours for Yuba City were modeled by applying the Federal Highway 
Administration’s noise modeling procedure. These noise contours are conservative, meaning 
that the contours are modeled with minimal noise attenuation by natural barriers, buildings, etc. 
The noise level measured at a specific location may be lower than what is shown on the noise 
contour diagram.  

TTRAFFIC NOISE LEVELS 

Existing noise conditions in Yuba City were measured at six locations for a 24-hour period 
between September 10 and September 11, 2001. These six locations were chosen based upon 
their proximity to relevant noise sources, including Highway 99, State Route 20, the railroad 
tracks, and the Sutter County Airport (see Table 9-1).  

Figure 9-2 illustrates the results of the 2001 noise monitoring in Yuba City.  Some of Yuba City’s 
existing residential neighborhoods are exposed to moderate noise levels from the City’s main 
traffic corridors, particularly along State Route 20 and Highway 99.  As shown in Table 9-1, the 
highest noise levels were measured by Meter 2 (Colusa Avenue just west of Highway 99) and by 
Meter 5 (Colusa Avenue between Market and Shasta), both reflecting noise levels above the 
“normally unacceptable” range of 70 to 75 dB.   

Table 9--1: Summary of Noise Measurement in Yuba City, 2001 

Meter 
Site 

 A-Weighted Noise Levels (dB) 

Location Date Ldn CNEL 
1 Whyler Road 20 ft. east of Highway 99 Sept 10/11 73 73 
2 Colusa Ave (Highway 20) just west of Highway 99 Sept 10/11 77 77 
3 Samuel Drive at entrance to County Road Department Sept 10/11 58 59 
4 Reeves Avenue at Olive Street Sept 10/11 64 65 
5 Colusa Avenue (Highway 20) between Market and Shasta Sept 10/11 75 76 
6 Onstott Frontage Road just south of Portofino Drive Sept 10/11 68 69 

Source: Charles M. Salter Associates, 2001. 

9.3  PROJECTED CONDITIONS UNDER GENERAL PLAN BUILDOUT 

Future development within the Planning Area will result in new roads and increased traffic 
volumes, thus increasing noise levels in some areas. Future noise contours are illustrated in 
Figure 9-3.  Increases in traffic levels can be counteracted by the implementation of alternate 
forms of transportation and land use design that factor in noise concerns.  Locating noise-
sensitive uses away from high-noise areas (e.g. major transportation routes) and buffering noise 
levels through design and landscaping features will help minimize future noise-related land use 
conflicts.  Policies in this chapter establish review criteria for certain land uses to ensure that 
future noise levels will not exceed acceptable levels near noise-sensitive land uses. 
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Figure 9-2: Existing Noise Contours 

Page 341 of 515



Yuba C i t y  Genera l  P lan Update

9-6

Figure 9-3: Future Noise Contours     
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GGOALS, POLICIES, AND IMPLEMENTATION 

Goal NO 1-1. Strive to achieve an acceptable noise environment for the present and 
future residents of Yuba City by incorporating noise considerations into 
land use planning decisions and guide the location and design of 
transportation facilities to minimize the effects of noise on adjacent land 
uses. 

Policy NO 1-1: Use the "normally acceptable" noise levels for new land uses as established in 
Figure 9-4 (Land Use Compatibility for Community Noise Environments) as 
review criteria. 

Policy NO 1-2: Require a noise study and mitigation for all projects that have noise exposure 
greater than “normally acceptable” levels. Noise mitigation measures include, 
but are not limited to, the following actions: 

 Screen and control noise sources, such as parking and loading facilities, 
outdoor activities and mechanical equipment, 

 Increase setbacks for noise sources from adjacent dwellings, 
 Retain fences, walls, and landscaping that serve as noise buffers, 
 Use soundproofing materials and double-glazed windows, and 

 Control hours of operation, including deliveries and trash pickup, to 
minimize noise impacts. 

Policy NO 1-3: In making a determination of impact under the California Environmental 
Quality Act (CEQA), consider an increase of four or more DBA to be 
"significant" if the resulting noise level would exceed that described as 
normally acceptable for the affected land use in Figure 9-4. 

Policy NO 1-4: Periodically conduct noise measurements throughout the community to 
monitor noise levels and provide base information for improvements.  

Policy NO 1-5: Provide appropriate buffers along major transportation facilities when 
adjacent to noise-sensitive land uses. 

Policy NO 1-6: Protect especially sensitive uses, including schools, hospitals, and senior care 
facilities, from excessive noise, by enforcing “normally acceptable” noise level 
standards for these uses. 

Policy NO 1-7: Discourage the use of sound walls. As a last resort, construct sound walls along 
highways and arterials when compatible with aesthetic concerns and 
neighborhood character. This would be a developer’s responsibility. 

Policy NO 1-8: The construction of sound walls will be considered where noise mitigation to 
acceptable levels by other means is not feasible. 
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Figure 9-4: Land Use Compatibility for Community Noise Environments 
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Policy NO 1-9: Require new noise sources to use best available control technology (BACT) to 
minimize noise from all sources. 

Policy NO 1-10: Minimize vehicular and stationary noise sources and noise emanating from 
temporary activities, such as construction. 

Policy NO 1-11: Maintain the City’s Nuisance Ordinance to restrict the hours of operation for 
a variety of noise sources, and State laws limit the noise levels of motor 
vehicles and some activities at industrial plants. 

Policy NO 1-12: Modify the City’s Noise Ordinance to allow for outdoor music, entertainment 
and similar activities in support of the downtown and community events 
elsewhere in the City. 
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Morning view of park entrance.
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Conser vat ion  and Open Space

Goal EC 1-1. Preserve and enhance the visual, scenic, and cultural resources of the 
Planning Area.

The Feather River Parkway Plan provides for the maintenance and restoration 
of natural areas within the floodplain areas next to the River.
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Farmland of Statewide Importance:

Unique Farmland:

Farmland of Local Importance:

Page 350 of 515



Conser vat ion  and Open Space

Grazing Land:
Urban and Built-up Land: 

Other Land: 

Figure 10-1

Type of Farmland Acreage Percent of Total

Source: California Department of Conservation Farmlands Mapping and Monitoring Program.
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Goal EC 2-1. Promote preservation of agriculture outside of the adopted Yuba City 
Sphere of Influence.

Policy EC 2-1:
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Goal EC 3-1. Preserve the archaeological, paleontological, cultural, tribal cultural, 
and historic resources that are found within the Yuba City Planning Area.

Existing Conditions and Future Prospects Working Paper, 
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Figure 10-2

Fauna

Riparia riparia Vireo 
bellii pusillus Buteo swainsoni Melospiza melodia

Agelaius tricolor Coccyzus americanus occidentalis
Elanus leucurus

Page 356 of 515



Conser vat ion  and Open Space

Figure 10-2: Vegetation
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Special Status Species & Habitats
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Conser vat ion  and Open Space

Goal EC 4-1. Protect and enhance the natural habitat features and fisheries of the 
Feather River and new open space corridors within and around the 
urban growth area.

Goal EC 5-1. Where appropriate, incorporate natural, wildlife habitat features into 
public landscapes, parks, and other public facilities.  
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Figure 10-2

Groundwater Quality
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Regulations Protecting Groundwater Quality

Goal EC 6-1. Enhance the quality of surface water and groundwater resources and 
prevent their contamination.

Page 361 of 515



Yuba C i t y  Genera l  P lan Update

Criteria Air Pollutants
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Toxic Air Contaminants
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Regulatory Agencies
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Goal EC 7-1. Make air quality a priority in land use planning by introducing concepts 
that reduce vehicle trips.  

The City can establish proper buffer zones between stationary sources of TACs 
and sensitive receptors such as residential areas.
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Sutter County Crop Report

County of Sutter General Plan 2015: Draft Environmental Impact Report, May 1996.
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Multiple Family Apartment.
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Regulatory Requirements and Incentives 

Goal H 1-1. Provide regulatory incentives to ensure the construction and 
maintenance of safe and sanitary housing with adequate public services 
for existing and future residents of the city. 
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Conservation of Existing Housing. 

Accessory Dwelling Units. 
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Infrastructure Provision and Financing.

Permit Streamlining Process. 

Density Bonus. 

SB 2 Implementation. 
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Objective Design Standards. 

Goal H 2-1. Provide incentives and programs to ensure the provision of extremely 
low-, very low-, low-, and moderate-income housing units to meet 
community needs. 

First-Time Home Buyers Program. 
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Housing Choice Voucher Program. 
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Goal H 3-1. Continue to work with Sutter County on actions to fulfill Yuba City’s fair 
share of regional housing needs. 
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Regional Approach to Affordable Housing. 

Lot Consolidation for Multifamily Development. 

Residential Demolitions. 

Water and Sewer for Lower-Income Housing.
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Residential Uses in Non-Residential Land Use Designations. 

Residential By-Right for Developments with 20% Affordable. 
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2013-2021 and 2021-2029 Regional Housing Need. 

Goal H 4-1. Facilitate the production of various housing types and densities to meet 
the needs of all income groups and ensure that housing opportunities 
are open to all without regard to race, color, age, sex, religion, national 
origin, family status, or physical handicap. The City shall seek to meet 
the special housing needs of individuals with disabilities and 
developmental disabilities, extremely low-, very low- and low-incomes, 
large families, senior citizens, farmworkers and their families, female-
headed households with children, and others with special needs.

Partner with Housing Advocates. 
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Farmworker Housing. 

Facilitate Construction of Special-Needs Housing. 

Transitional and Supportive Housing. 

Reasonable Accommodation. 
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Employee Housing. 

Single-Room Occupancy Units. 

Factory Built and Mobile Homes.

Emergency Shelter Parking.

Low-Barrier Navigation Centers. 

Definitions.
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Residential Care Facilities. 

Housing for Special Needs Groups. 

Assistance for Persons with Developmental Disabilities. 
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Goal H 5-1. Encourage the use of energy-efficient materials and technology in new 
construction. 

Energy Efficiency.

Goal H 6-1. Encourage efforts to eliminate housing discrimination on the basis of 
age, race, sex, religion, age, marital status, national origin, family size, 
disability, or other potential barriers. 

H-F-1 Affirmatively Furthering Fair Housing.  

Assessment of Fair Housing
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Senate Bill 1000 (SB 1000) 
The state of California recognizes that environmental justice disparities are a threat to overall quality of life across all 
communities and has developed various policies, such as Senate Bill 1000 (SB 1000) and the Planning for Healthy 
Communities Act, to identify and address these environmental justice disparities. The bill was passed in 2016 and 
serves three important purposes: 

1. Reducing harmful pollutants and associated health risks in environmental justice communities;
2. Promoting equitable access to health-inducing benefits; and
3. Promoting transparency and public engagement.

Through SB 1000, the state of California mandates that jurisdictions concurrently updating two or more elements of 
their General Plan identify “disadvantaged communities,” engage stakeholders in these communities, and adopt 
either an environmental justice (EJ) element or integrate EJ policies throughout the General Plan to reduce unique 
and compounded health risks and pollution burdens. The areas in the City that are affected most by development 
are outlined in the background document for the General Plan, and in the individual elements. Rather than a 
standalone EJ element, the City has considered EJ issues in every aspect of design for the future.  

General Plan Policies and Implementation Strategies 

By law the General Plan must address at least the following five health and environmental justice outcomes: 
Reduction of pollution exposure, including improvement of air quality; Promotion of public facilities; Promotion of 
food access; Promotion of safe and sanitary homes; and Promotion of physical activity. The following table lists the 
policies and strategies from the General Plan Update that address the SB 1000 required topics and are designed to 
address existing EJ issues in the City and prevent future issues from occurring.
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ECONOMIC DEVELOPMENT ELEMENT 
Goal EC 1--1.  Foster a climate in which business can prosper and actively promote economic development opportunities and knowledge of Yuba CCity in the region, state, and 
nation.  

Policy EC 1..3: Encourage non-motorized means of transportation to shopping, recreation, and business 
areas to help reduce vehicle miles traveled. 

X X X 

LAND USE ELEMENT 
Goal LU 2--1. Promote a balanced land use program that increases the ability of people to live and work in the city.  
Policy LU 2--4: Encourage new neighborhoods to include components such as a mix of housing types, open 
spaces, and community facilities, oriented to a neighborhood center. 

X X 

Goal LU 3--1. Promote development patterns that maximize residents’ aaccessibility to parks, open space, and shopping areas. 

Policy LU 3--1: Develop downtown Yuba City as a mixed-use activity center with a range of commercial, 
office, residential, and civic uses. 

X X X 

Policy LU 3--2: Provide for concentrations of activity and mixed-use and pedestrian-oriented development 
in selected areas. 

X X X 

Goal LU 6--1. Promote neighborhood identity and encourage use of alternative modes of transportation by providing neighborhood shopping ccenters that many residents can 
reach on foot or bicycle.  

Policy LU 6--1: Require pedestrian-oriented design in new shopping areas that are part of neighborhood 
centers. 

X 

Policy LU 6--2: Ensure that neighborhood retail centers and commercial service buildings are compatible 
with the surrounding neighborhood and with adjacent travel corridors. X 

Policy LU 6--3: Establish site development and locational standards for neighborhood corner stores in 
residential areas. X 

Policy LU 6--4: Encourage the development of community commercial facilities that are accessible to both 
vehicles and pedestrians and include amenities for both. X 

Policy LU 6--5: Establish design standards for mixed use development that will result in a high-quality 
pedestrian-scaled environment, with one-to-four story buildings, side or rear parking areas, street front 
windows and entries, and public and private open space. 

X 
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Policy LU 6--6: As part of larger commercial developments, require amenities for public benefit, such as 
pedestrian-oriented facilities (outdoor seating, plazas, weather protection, transit waiting areas), historic 
preservation, cultural facilities, and public spaces. 

 X   X 

Goal LU 77-11. Promote convenient access to fresh, healthy, and affordable food to eliminate food deserts, prioritizing access in disadvantaged communities.  

Policy LU 77-11: Increase access to fresh food, prioritizing access in disadvantaged communities, by allowing 
and encouraging safe local food production, micro agriculture, edible landscapes, rooftop gardens, 
community gardens, urban farms, farmers’ markets, food trucks, and community kitchens on vacant or 
underutilized lands, including City-owned land, to the extent legally permissible and provided that funding 
is available. 

  X   

Policy LU 77-22: Maximize multimodal access to fresh food in disadvantaged communities, prioritizing bicycle 
and pedestrian access, by encouraging grocery stores, healthy corner stores, community gardens, and 
outdoor markets at key transit nodes and within transit-oriented developments. 

  X  X 

Policy LU 77-33: Provide temporary and/or permanent access to City locations and land in disadvantaged 
communities for farmers’ markets and community gardens. 

  X   

Policy LU 77-44: Update the Zoning Code to streamline permitting of grocery stores and markets, including 
co-ops, in disadvantaged communities and food deserts. 

  X   

Policy LU 77-55: Support efforts to improve food security and eliminate hunger, such as food assistance and 
nutrition programs.   X   

Policy LU 77-66: Identify funding opportunities to sustain and/or expand free and reduced-price meals 
programs for low-income youth year-round.   X   

Policy LU 77-77: Encourage the establishment of mobile farmers’ markets to serve food deserts, prioritizing 
disadvantaged communities, through such measures as identifying and eliminating barriers in the 
permitting process. 

  X   
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COMMUNITY DESIGN ELEMENT 
Gooal DDS--5.1  Create a comfortable street environment for motorized and non--motorized users.  

Policy DS 5--2: Create a pedestrian-friendly environment on Sutter and Second Streets, linking Downtown 
and the waterfront within the Feather River corridor, as illustrated in Figure 4-7.     X 

Policy DS 5--4: Extend the tree-lined wide sidewalks of the Second Street near the B and C Street 
intersections north to Sutter Street.     X 

Policy DS 5--6: Establish design standards for a new community commercial corridor that accommodates 
pedestrians and transit uses along Garden Highway between Franklin and Winship roads. (See Figure 4-7). 

    X 

Policy DS 5--7: Widen the sidewalks and install pedestrian-scale street light fixtures on Bridge Street from 
Boyd Streets to 2nd Street to accommodate pedestrians. 

    X 

Policy DS 5--8: Construct and maintain covered bus shelters at new and existing bus stops along Bridge 
Street. 

 X    

Policy DS 5--9: Place pedestrian amenities such as pedestrian-scale street lighting, benches, and planting 
strips on the western side of Garden Highway where community commercial core is planned. 

 X   X 

Policy DS 5--10: Design new residential streets with sidewalks, planting strips and traffic-calming elements 
to create a pedestrian-friendly environment. 

    X 

Policy DS 5--11: In order to ensure that street layout in future development incorporates the need for 
neighborhood connectivity and the comfort and safety of pedestrians and bicyclists consistent with the 
Community Design Chapter, it is essential that: 
 New development be more "connected" to the surroundings with an increased number of access 

points and pedestrian and bicycle connections to the neighborhood network; 
 Blocks be short to allow for more direct connections; 
 Neighborhood streets be designed at a human-scale, without excessive cross-sections; and 
 Traffic controls, including speed limits, signage and truck routes, restrict commercial traffic in 

neighborhoods. 
 Connections minimize barriers so that people of all physical abilities can enjoy mobility and 

accessibility in the community.  

 X   X 
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Goal DS 6--1. Allow for flexibility in sstreetscapes to accommodate various adjacent land uses. 

Policy DS 6--4: Establish a parkway street cross-section as illustrated in Figure 4-5 and 4-6 characterized by 
the following: 
 A landscaped median with a minimum width of 15 feet and trees that will create a continuous, formal 

appearance. 
 A symmetrical tree layout for sidewalk planting strips abutting residential developments. 
 Separate bike paths on at least one side of the parkway buffered from vehicular traffic by planting 

strips. 
 On-street parking only adjacent to the south park and the “panhandle”. 
 Sidewalks on both sides of the parkway. Wider sidewalks are allowed when abutting commercial 

developments. 
 A landscaped median is not required for the portions of the parkways adjacent to the south park and 

the “panhandle”. Instead, devote 7 to 8 feet of space on the side of the parkways away from these 
areas for on-street parking.  

 X   X 

Goal DS 8--1. Promote convenient vehicular and transit access to Regional Activity Centers, with convenient pedestrian access within the  centers and to adjacent neighborhoods.  

Policy DS 8--1: Using a developer’s master plan or a City-initiated Specific Plan, create two new Regional 
Activity Centers; one center northwest of the intersection of Route 99 and Bogue Road and one center on 
Route 20 between George Washington and Township Roads. These plans are to include provisions for the 
following:  
 An integrated mix of regionally-oriented uses;  
 Highly landscaped business parks and office parks;  
 A unified design theme throughout the development, marked by consistent signage, plantings, street 

lighting, street furniture, roadway markings, and building design characteristics;  
 Pedestrian- and bicycle-friendly environments;  
 Facilities to ensure access by public transit;  
 Tree planting programs;  
 Appropriate internal circulation and adequate connections to arterials and State highways;  
 Landscaped buffers and edges with parkways, marked by berms, trees, and limited curb cuts, where 

applicable;  
 A mix of residential uses, with over 65 percent in the medium to high density category;  
 Pathway and local street connections to integrated residential development;  
 Public open space, plazas, and green space; and  
 Perimeter buffering to protect existing neighborhoods.  

 X   X 
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Goal DS 11--1. Ensure that the new large--scale commercial and industrial development responds to the surrounding development in its building scale, form, and bufferingg of 
adjacent uuses. 

Policy DS 11--1: Establish the following design standards for new commercial development: 
 Orientation requirements so entries face streets. Where development is adjacent to an arterial or 

parkway, it also needs to be “outward looking” with the perimeter oriented to vehicular traffic. 
 Prohibitions of blank walls along streets and other publicly visible building elevations. 
 Build-to-lines – maximum setback distances along pedestrian-oriented streets. 
 Architectural articulation to modulate the horizontal and vertical scale of large-commercial buildings. 
 Awnings and canopies on the street-fronting façade along pedestrian-oriented streets to provide 

weather protection for pedestrians. 
 Pedestrian-scale signs throughout new commercial development. 
 Landscaped strips to separate parking lot from street sidewalks.  

 X   X 

Goal DS 12.1--1. Ensure that new large--scale commercial development provides pedestrian access to the surrounding neighborhoods and within the development itself.   

Policy DS 12--1: Require community and neighborhood commercial development to provide pedestrian 
access to the surrounding neighborhoods and within the development complex. 

    X 

Policy DS 12--2: Require publicly accessible, open space, such as outdoor eating areas, to be integrated into 
large-scale office and industrial developments.     X 

Goal DS 16--1. Ensure that new street networks are coherent and provide multimodal access within and between neighborhoods.  

Policy DS 16--1: Design local streets to not only accommodate traffic, but also to serve as comfortable 
pedestrian environments. These should include, but not be limited to: 
 Street tree planting adjacent to curb and between the street and sidewalk to provide a buffer 

between the pedestrian and the automobile, where appropriate; and 
 Sidewalks on both sides of streets, where feasible.  

    X 

CIRCULATION ELEMENT 
Goal CI 1--1. Promote more efficient motor vehicle, bicycle, and pedestrian circulation.  

Policy CI 1--4: Develop and manage residential streets (i.e., streets with direct driveway access to homes) to 
limit average daily vehicle traffic volumes to 2,500 or less. X     

Policy CI 1--5: As appropriate, implement traffic calming measures such as minimum road right of ways, 
roundabouts, traffic circles, and other measures. X     
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Policy CI 1--7: Strive to maintain a minimum average distance of one quarter mile between parkway 
intersections, except in commercial areas or other high-volume traffic areas as determined. 

X     

Policy CI 1--9: Provide for greater street connectivity by:  
 Incorporating in subdivision regulations requirements for a minimum number of access points to 

existing local or collector streets for each development (e.g., at least two access points for every 10 
acres of development). 

 Encouraging traffic circles and roundabouts over signals. 
 Requiring bicycle and pedestrian connections from cul-de-sacs to nearby public areas and main 

streets, when feasible. 
 Requiring new residential communities adjacent to undeveloped land planned for urban uses to 

provide stubs for future connections to the edge of the property line. Where stubs exist on adjacent 
properties, new streets within the development should connect to these stubs. 

    X 

Goal CI 5--1. Make efficient use of existing transportation facilities, and, through the arrangement of land uses, pprovision of safer and more direct routes for pedestrians and 
bicyclists, strive to reduce the total vehicle--miles traveled per household.  

Policy CI 5--1: When feasible, construct complete streets for new and modified roadways, plan for usage of 
the roadway space by all users, including motor vehicles, transit vehicles, bicyclists, and pedestrians 
(complete streets). 

    X 

Goal CI 6--1. Continue to expand and improve the existing transit and non--motorized network to provide convenient and efficient mobility between residential areas and 
workplaces, shopping, and other destinations.  

Policy CI 6--1: Participate in regional transit planning with other public agencies in the region to enhance 
regional public transit service in Yuba City. 

 X   X 

Policy CI 6--2: Require new development to provide transit improvements consistent with the Public Works 
Standard Details and YST standards. 

    X 

Policy CI 6--3: Coordinate with Caltrans and YST to expand and improve the network, particularly among 
disadvantaged communities. 

    X 

Policy CI 6--4: Work to establish an Active Transportation Plan (ATP).      X 

Policy CI 6--5: Support programs offering free and reduced-price transit passes for low-income individuals.      X 
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Goal CI 7--1. Develop a system of ssidewalks and bikeways that promote multi modal transportation and recreation. 

Policy CI 7--1: Establish a network of on- and off-roadway bicycle routes and encourage their use for 
commute, recreational, schools and other trips. Design bike routes with the safety of cyclists as a priority.     X 

Policy CI 7--2: Provide bicycle lanes consistent with Public Works Standard Details or separated bikeways on 
new streets and existing streets whenever roads are improved.  X   X 

Policy CI 7--3: Require new development to include a series of walkways within new office parks, commercial 
districts, and residential neighborhoods so they connect to one another. 

    X 

Policy CI 7--4: Encourage pedestrian infrastructure in conjunction with the development, redevelopment, 
and design of mixed-use neighborhood core areas, the Downtown area, schools, parks, and other high use 
areas. 

    X 

Policy CI 7--5: Encourage the reuse of abandoned rail rights-of-way, levees, and other easements, and seek 
to acquire suitable rights-of-way for separate bicycle paths as they become available.  

    X 

Policy CI 7--6: In accordance with Public Works Standard Details, design new pedestrian facilities to be 
accessible to all persons regardless of ability and ensure that roadway improvement projects address 
mobility or accessibility for bicyclists or pedestrians. 

    X 

Policy CI 7--7: Prioritize improvements to bikeways and sidewalks in disadvantaged communities to make 
active transportation more accessible and user-friendly.     X 

Policy CI 7--8: Incorporate multi-model transportation into the development impact fee program.   X    

Goal CI 8--1. Provide attractive and convenient parking facilities.  

Policy CI 8--4: Use parking standards to support trip rreduction goals by: 
 Allow parking reductions for projects that have agreed to implement trip reduction methods, such as 

paid parking, and for mixed-use developments; and 
 Provide preferential parking for carpools and vanpools in non-retail projects with more than 100 

employees. 

X    X 

Goal CI 10--1. Actively participate in local and regional transportation planning.  

Policy CI 10--4: Support regional air quality objectives through effective management of the City’s 
transportation system.  

X     
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PARKS ELEMENT 
Goal PK 1--1. Create a hierarchy of new open spaces that accommodates a diverse range of recreational needs.  

Policy PK 1--1: Establish minimum new site sizes of 5 to 20 acres for Community Parks and 20 acres for City 
Parks in Yuba City. 

    X 

Policy PK 1--2: As illustrated in Figure 6-3, locate and develop two large City parks in the western portion of 
the planning area to accommodate a variety of activities. 

    X 

Policy PK 1--3: Allocate portion of new parks, adjacent to the proposed high school, for active recreational 
uses, such as sports fields. 

    X 

Policy PK 1--5: Allocate portions of new parks for passive uses, including walking, strolling, picnicking, and 
unorganized field games. 

    X 

Goal PK 2--1. Develop new parkland to meet the ppark acreage standards for new residents. 

Policy PK 2--1: Establish and maintain a standard of 5 acres of public parks and open space per 1,000 
residents. 
Specific standards are as follows: Maintain the existing standard of 0.375 acres of Neighborhood / Mini 
Parks resulting from prior plan standards, together with the forward requirement upon adoption for: 
 1.5 acres of City Neighborhood Park 
 2.0 acres of Specialized Recreation Area / Open Space / Trails 
 1.5 acres of Community Parks,  

    X 

Policy PK 2--2: Co-locate new park land with other public facilities such as storm drainage basin(s), setbacks, 
etc. as practical.     X 

Goal PK 3--1. Ensure adequate funding for parks and recreation facilities acquisition, development, and maintenance.  

Policy PK 3--1: Require residential developers to either build required parks and open space to meet Quimby 
Act ratio of 5.0 acres / 1000 or pay in-lieu fees in order to contribute to the City’s park and open space 
system. 

    X 

Policy PK 3--4: Prioritize funding for development or improvement of parks and recreational facilities serving 
disadvantaged communities.  X   X 

Policy PK 3--5: Establish dedication and reservation requirements for the development of landscaped and 
dedicated open spaces, parkways, trail systems, and special community service facilities in new residential 
developments. 

    X 
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Policy PK 3--6: Require an appropriate level of maintenance service with respect to all parks, trails, open 
space and recreational facilities. 

 X   X 

Policy PK 3--7: Plan and design major improvements to existing parks, all new parks sites and all new 
recreation facilities as well as open space sites and trails consistent with state and regional mandates to 
reduce water consumption. The water conservation efforts include, but are not limited to the following 
measures and best practices: drought tolerant plants, native plants that do not require supplemental water, 
xeriscape design approach for sites, water use demonstration gardens, rain gardens, bioswales, subsurface 
low-volume / low-pressure irrigation systems that reduce water use where appropriate, soil amendments 
to reduce irrigation need, limited sizes of irrigated turf areas in parks except for active recreation play 
surface areas, low flow fixtures and equipment, flow sensing systems to detect water leaks and stop water 
losses, safe play surfaces that do not require water to maintain, etc. 

 X   X 

Goal PK 4--1. Ensure that parks in Yuba City are easily accessible to its citizens, including those with physical limitations, and to proovide recreational equipment that people of 
all ages and abilities can use.  

Policy PK 4--2: Support programs for youth physical activity and senior mobility.     X 

Policy PK 4--3: Implement elements of the Feather River Parkway Strategic Plan in a manner consistent with 
the plans and programs put forth in that document and consistent with policies in the Open Space and 
Conservation Chapter (Chapter 8). Proposed actions include: 
 Environmental Education as a top priority; 
 Improved pedestrian access to the riverfront; 
 Provide a mix of active- and non-active recreational and open space in those areas delineated in the 

Feather River Parkway Strategic Plan; and 
 Ensure that the open spaces proposed in the Feather River Parkway Strategic Plan be designed in a 

manner flexible enough to accommodate a variety of activities. 

    X 

Policy PK 4--4: Incorporate the following design characteristics into the creation of the new City parks: 
 Park edges that provide subtle transitions from residential developments. 
 Visual permeability, created by leaving space between trees at park edges in order to create an open, 

landscaped, accessible environment. 
 Multi-purpose bike / pedestrian pathways along the edges and through the parks.  

    X 

Policy PK 4--5: Place community parks at the core of new neighborhoods.      X 

Policy PK 4--6: Provide pedestrian and bicycle connections to parks, green space, recreational facilities, trails, 
and natural environments for residents of disadvantaged communities.  X   X 
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Policy PK 4--7: Incorporate the following design characteristics into the creation of community parks: 
 Permeability; so interior portions of the park can be easily viewed from the street; 
 Lighting, in order to maintain safety; 
 Pedestrian access, and adequate parking; 
 Pathways leading from parks to local neighborhoods; and 
 Appropriate landscaping for site context following water conservation principles.  

    X 

Policy PK 4--8: Develop a unified and consistently signed and marked trail system throughout the City as a 
“Loop Trail” concept for a citywide trail network, including “rails-to-trails” programs, bikeways, pathways, 
sidewalks, and other trails. 

    X 

Policy PK 4--9: On non-motorized portions of roadways, create a landscaped, signed environment and safe 
connections to destination points, using crosswalks, planting buffers, and pedestrian crossing signals as 
necessary. 

    X 

Goal UT 4--1. Ensure that adequate wastewater treatment capacity is available to serve existing and future needs of the City.  

Policy UT 4--3: Coordinate capital improvements planning for all sewer service infrastructure with the 
direction, extent, and timing of growth.  X    

SAFETY ELEMENT 
Goal SF 1--1. Minimize risks of property damage, personal injury, and loss of life posed by geologic and seismic hazards.  

Policy SF 1--1: Review proposed development sites at the earliest stage of the planning process to locate any 
potential geologic or seismic hazards. Following receipt of a development proposal, engineering staff shall 
review the plans to determine whether a geotechnical review is required. If the review is required, then the 
applicant shall be referred to geotechnical experts for further evaluation. 

   X  

Policy SF 1--2: Prohibit structures intended for human occupancy within 50 feet of an active fault trace.  
Although no active faults are located within the Planning Area, this policy would apply if a new fault was 
discovered. It is also the City’s intent to discourage homes, offices, hospitals, public buildings, and other 
similar structures over the trace of an inactive fault and to allow uses within setback areas that could 
experience displacement without undue risk to people and property. 

   X  

Policy SF 1--3: Require comprehensive geological and geotechnical investigations of critical structures 
regardless of location. Critical structures are those most needed following a disaster or those that could 
pose hazards of their own if damaged. They include utility centers and substations, water reservoirs, 
hospitals, fire stations, police and emergency communications facilities, and bridges and overpasses. 

   X  
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Policy SF 1--4: Require preparation of a soils report as part of the development review and/or building permit 
process for development proposed in the area depicted with expansive soils. The southwest corner of the 
City is underlain by expansive soils that must be taken into account during building design if cracking and 
settling of structures are to be minimized. The report would not be necessary when soil characteristics are 
known, and the City’s Building Official or Public Works Director determines it is not needed. 

   X  

Policy SF 1--5: Require projects to incorporate recommended features and mitigation measures to avoid or 
minimize seismic and geologic hazards in areas where such hazards have been identified. 

   X  

Policy SF 1--6: Develop program that provides information to property owners to encourage building 
retrofits that improve resiliency to seismic hazards. The California Building Standard Code specifies seismic 
standards for new construction, as well as for additions or expansions to buildings. It is in the community’s 
best interest to do all that is necessary to ensure that all structures meet current seismic standards. 

   X  

Policy SF 1--7: Promote the upgrade, retrofitting, and/or relocation of existing essential facilities that are 
located in areas susceptible to seismic and geologic hazard and do not meet current building code 
standards. 

   X  

Policy SF 1--8: Control erosion of graded areas with revegetation or other acceptable methods. Plant 
materials for revegetation should not be limited to hydro-seeding and mulching with annual grasses. Trees 
add structure to the soil and take up moisture while adding color and diversity. 

   X  

Policy SF 1--10: Restrict intensive developments and land uses along rivers and waterways where it is likely 
that erosion could cause property damage or threaten life during high-precipitation events. The City shall 
make sure that these areas are inventoried and zoned appropriately. 

   X  

Policy SF 1--11: Maintain and update, as appropriate, the City’s emergency preparedness programs, plans, 
and procedures to ensure the health and safety of the community in the event of an earthquake or other 
disaster. The City shall inform community and business leaders and residents regarding all aspects of 
disaster preparedness, including plans for evacuation and alternative access routes and provisions. The City 
shall also provide a coordinated emergency response in the event of any local or regional, natural, or man-
made disaster. This shall be supported by ongoing awareness and training programs in disaster planning 
and response. 

   X  

Page 398 of 515



 
 

November 2024 | Page 13 

PPOLICY/IMPLEMENTATION STRATEGY 
REDUCE 

PPOLLUTION 
EXPOSURE  

IMPROVE 
PPUBLIC 

FACILITIES  

PROMOTE 
FFOOD 

ACCESS  

PROMOTE 
SSAFE & 

SANITARY 
HHOMES 

PROMOTE 
PPHYSICAL 
ACTIVITY  

Goal SF 2--1. Minimize the potential for loss of life, personal injury, and damage to property and public facilities resulting from fflood and inundation risk. 

Policy SF 2--1: Prioritize the implementation of public drainage improvements identified in the City’s Capital 
Improvement Program.  X    

Policy SF 2--2: Use the best available flood hazard information from local, regional, state and federal agencies 
when updating floodplain mapping, land use plans, and emergency response plans to inform land use and 
public facility investment decisions. 

   X  

Policy SF 2--3:: Require a minimum of 100-year flood protection for all areas of the city, in accordance with 
local, state, and federal requirements.  

   X  

Policy SF 2---44: Coordinate with the Sutter Butte Flood Control Agency, U.S. Army Corps of Engineers and 
other appropriate entities to maintain locally and regionally effective strategies for the planning, 
construction, operation, and maintenance of drainage and flood-control facilities.   

   X  

Policy SF 2--7:  Require new development in urban and urbanizing areas of the City to provide 200-year flood 
protection in accordance with State requirements.    X  

Policy SF 2--8: Require new projects to evaluate storm runoff impacts on the local and subregional storm 
drainage systems. Require the new development to provide adequate drainage facilities and to mitigate 
increases in storm water flows and/or volume to avoid cumulative increases in downstream flows in 
accordance with City standards. 

   X  

Policy SF 2--9: Restrict development along waterways that would reduce stream capacity, increase erosion, 
or cause deterioration of channels. 

   X  

Policy SF 2--10: Limit construction activity near the Feather River levee that would adversely affect the 
integrity of the levee or would impede maintenance, inspection or planned levee expansion.  

   X  

Policy SF 2--11: Encourage new development projects incorporate design strategies and features to reduce 
the area of impervious surfaces. 

   X  

Policy SF 2--12: Maintain the highest feasible rating under the Community Rating System of the National 
Flood Insurance Program to reduce flood risks and the cost of private property insurance.  

   X  

Policy SF 2--13: Ensure that treated wastewater effluent is not stored in discharge ponds within the 
floodplain at risk of flood. Establish and maintain adaptive methods for disposal of treated wastewater 
following recommendations in the City’s Wastewater Treatment Facility and Collection System Master Plan. 

   X  
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Goal SF 3--1.  Minimize adverse impacts due to urban and wildfires.  

Policy SF 3--2:  Require that new development meet State, County, and local fire district standards for fire 
protection, including the California Building Standards Code and the Yuba City Fire Code as applicable.    X  

Policy SF 3--3:: Work with property owners of buildings and properties that do not conform with codes to 
improve or mitigate access, water supply and fire flow, signing, and vegetation clearance to meet current 
State and/or locally adopted fire safety standards. 

   X  

Policy SF 3--4:: Encourage the provision of infrastructure, services, and critical assets that are protected 
against fire hazards to the extent possible. 

   X  

Policy SF 3--5: Encourage and support regular and timely weed abatement activities that remove fuels from 
public and private lands to protect and maintain defensible spaces. 

   X  

Policy SF 3--6: Require new development projects to pay on a fair-share basis for the Yuba City fire station, 
equipment, and other fire suppression improvements necessary to provide adequate fire protection 
services. 

   X  

Policy SF 3--7: Continue the implementation of and improve pro-active fire prevention activities 
administered under the Yuba City Fire Department that promote awareness of home and business fire 
prevention measures. 

   X  

Policy SF 3--8: Maintain inter-jurisdictional cooperation and coordination, including automatic-aid 
agreements with fire protection/suppression agencies in Sutter County. 

   X  

Policy SF 3--9: Site critical and essential facilities outside of fire-prone areas wherever possible. If infeasible, 
incorporate fire-safe design elements into the design of these facilities. 

   X  

Policy SF 3--10: Support annexations and consolidations of fire districts and services to improve service 
delivery to the public. 

 X  X  

Policy SF 3--11: Strive to provide the minimum required infrastructure and requisite facilities to suppress 
fires throughout the city, including sufficient road widths, adequate water pressure and fire hydrants, 
sufficient future water supply and long-term supply integrity, and clearly visible street signage. 

 X  X  

Policy SF 3--12: The City shall work to ensure the long-term sustainability of water supplies to meet current 
and anticipated future firefighting needs. 

 X  X  

Policy SF 3--13: Require that new development meet State, County, and local fire district standards for fire 
protection, including the California Building Standards Code and the Yuba City Fire Code as applicable.    X  
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Policy SF 3--14: Work with property owners of buildings and properties that do not conform with codes to 
improve or mitigate access, water supply and fire flow, signing, and vegetation clearance to meet current 
State and/or locally adopted fire safety standards. 

   X  

Goal SF 5--1. Ensure that the City is prepared for and able to respond to emergency situations and disasters with changing future conditiions. 

Policy SF 5--7: Ensure that all critical facilities in the City are supported by backup power generation systems 
to increase the resiliency of such systems during power outages and other emergency events.   

 X    

Policy SF 5--15:: Review proposed development applications for compliance with adopted fire safety 
standards and staffing ratios.   

   X  

Policy SSF 5--16: Extend water distribution pipes, as needed, to maintain and improve fire water flows.   X    

Goal SF 6--1. Minimize the risk of property damage and personal iinjury resulting from the production, use, storage, disposal, or transportation of hazardous materials. 

Policy SF 66-11: Encourage the use and disposal of hazardous materials and waste in compliance with 
appropriate federal, state, and local requirements.    X  

Policy SF 66-22: Coordinate with appropriate state and federal agencies to consider the siting of any uses 
manufacturing, using or transporting hazardous materials and waste and discourage their location around 
any residential, recreation, or open space and public uses.  

   X  

Policy SF 66-33: Require the owner or operator of a facility complete a Hazardous Materials Business Plan if 
the facility handles a quantity or type of hazardous materials applicable under the California Health and 
Safety Code § 25507. The operations disclosed in the plans will be included in a publicly available inventory 
used to make further planning decisions. 

   X  

Policy SF 66-44: Coordinate and participate with partner agencies to promote the reduction, recycling, and 
safe disposal of household hazardous wastes through public education and awareness. Expand collection 
programs in conjunction with new growth in the city.  

   X  

Policy SF 66-55: The City shall require public disclosure of all companies, facilities, buildings, and properties 
that use, store, produce, and/or import/export any hazardous materials and wastes in the city. The City will 
maintain and share their inventory with the Yuba County Environmental Health Department. 

   X  

Policy SF 66-66: Work with Sutter County and surrounding communities, Caltrans, and Union Pacific Railroad 
to keep apprised of any hazardous material release events that could threaten or impact Yuba City and 
share resources to contain any materials released, particularly when surface or groundwater sources 
become threatened. Coordinate response plan to a potential train derailment and hazardous material 
release accident. 

   X  
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Policy SF 66-77: Implement policies contained in the Sutter County Hazardous Waste Management Plan that 
encourage and assist the reduction of hazardous waste from businesses and homes. 

   X  

Policy SF 66-99: Designate and ensure that routes transporting hazardous materials do not pass through 
residential or other sensitive areas, taking in account areas of projected new growth. Establish specific time 
periods for transport to reduce impact and accident risk during peak travel time periods.  

   X  

Goal SF 7--1.  Ensure that the City is resilient and able to adapt to climate--related hazards.  

Policy SF 7--1: Collaborate with other cities, unincorporated communities, and special districts in Sutter 
County as well as with the Capital Region Climate Readiness Collaborative to develop and implement climate 
change adaptation and resilience initiatives.  

   X  

Policy SF 7--6: Promote and expand the use of drought-tolerant landscaping and green infrastructure 
including street trees and landscaped areas to maximize natural cooling of public and private spaces.   X    

Policy SF 7--7: Coordinate with water agencies and irrigation districts to improve and increase storage 
capacity and efficiency of water use.  X    

Policy SF 7--8: The City shall use natural resources and infrastructure to absorb the impacts of climate-related 
hazards and associated natural hazards, as feasible.  X    

Policy SF 7--9: Encourage that all critical infrastructure serving the City is resilient to climate-related hazards, 
including severe weather events.   X    

Policy SF 7--10: Work with partner agencies and non-profit groups to ensure that unhoused persons or 
groups in the City of Yuba City have access to temporary and/or emergency housing, food, and other 
essential living materials to keep them safe during anticipated hazard events. 

  X   

Policy SF 7--11: Work with partner agencies and non-profit groups to ensure that lower-income households 
have access to low-cost programs (e.g., subsidies for National Flood Insurance Program participation, air-
conditioning, low-cost healthcare) to protect their homes and wellbeing from climate-related hazards. 

   X  

Policy SF 7--12: The City shall look for opportunities for workers in outdoor industries to have the training 
and resources to be adequately protected from environmental hazards, including extreme heat, poor air 
quality, and diseases. 

   X  
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Goal SF 8--1.  Promote convenient access to fresh, healthy, and affordable food to eliminate food deserts, prioritizing access in disadvantagged communities. 
Policy SF 88-11: Increase access to fresh food, prioritizing access in disadvantaged communities, by allowing 
and encouraging safe local food production, micro agriculture, edible landscapes, rooftop gardens, 
community gardens, urban farms, farmers’ markets, food trucks, and community kitchens on vacant or 
underutilized lands, including City-owned land, to the extent legally permissible and provided that funding 
is available. 

  X   

Policy SF 88-22: Maximize multimodal access to fresh food in disadvantaged communities, prioritizing bicycle 
and pedestrian access, by encouraging grocery stores, healthy corner stores, community gardens, and 
outdoor markets at key transit nodes and within transit-oriented developments. 

  X  X 

Policy SF 88-33: Provide temporary and/or permanent access to City locations and land in disadvantaged 
communities for farmers’ markets and community gardens.   X   

Policy SF 88-44: Update the Municipal Code to streamline permitting of grocery stores and markets, including 
co-ops, in disadvantaged communities and food deserts.   X   

Policy SF 88-55: Support efforts to improve food security and eliminate hunger, such as food assistance and 
nutrition programs.   X   

Policy SF 88-110: Identify funding opportunities to sustain and/or expand free and reduced-price meals 
programs for low-income youth year-round.    X   

Policy SF 88-111: Encourage the establishment of mobile farmers’ markets to serve food deserts, prioritizing 
disadvantaged communities, through such measures as identifying and eliminating barriers in the 
permitting process.  

  X   

NOISE ELEMENT 
Goal NO 1--1. Strive to achieve an acceptable noise environment for the present and future residents of Yuba City by iincorporating noise considerations into land use planning 
decisions and guide the location and design of transportation facilities to minimize the effects of noise on adjacent land usees. 

Policy NO 1--2:  Require a noise study and mitigation for all projects that have noise exposure greater than 
“normally acceptable” levels. Noise mitigation measures include, but are not limited to, the following 
actions: 
 Screen and control noise sources, such as parking and loading facilities, outdoor activities and 

mechanical equipment, 
 Increase setbacks for noise sources from adjacent dwellings, 
 Retain fences, walls, and landscaping that serve as noise buffers, 

   X  
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 Use soundproofing materials and double-glazed windows, and 
 Control hours of operation, including deliveries and trash pickup, to minimize noise impacts.  

Policy NO 1--3: In making a determination of impact under the California Environmental Quality Act (CEQA), 
consider an increase of four or more DBA to be "significant" if the resulting noise level would exceed that 
described as normally acceptable for the affected land use in Figure 9--4. 

   X  

Policy NO 1--4: Periodically conduct noise measurements throughout the community to monitor noise levels 
and provide base information for improvements.     X  

Policy NO 1--5: Provide appropriate buffers along major transportation facilities when adjacent to noise-
sensitive land uses. 

   X  

Policy NO 1--6: Protect especially sensitive uses, including schools, hospitals, and senior care facilities, from 
excessive noise, by enforcing “normally acceptable” noise level standards for these uses. 

   X  

Policy NO 1--7: The construction of sound walls will be considered where noise mitigation to acceptable 
levels by other means is not feasible. 

   X  

CONSERVATION & OPEN SPACE ELEMENT 
Goal EC 6--1.  Enhance the quality of surface water and ggroundwater resources and prevent their contamination. 

Policy EC 6--1: Establish conservation programs and measures for Yuba City employers, residents, and service 
providers. 

   X  

Policy EC 6--2: Comply with the Central Valley Regional Water Quality Control Board’s regulations and 
standards to maintain and improve the quality of both surface water and groundwater resources. 

   X  

Policy EC 6--3: Continue to control stormwater pollution and protect the quality of the City’s waterways, by 
preventing oil and sediment from entering the river.  

   X  

Policy EC 6--4: Continue to regularly monitor water quality to maintain high levels of water quality for human 
consumption and ecosystem health.    X  

Policy EC 6--5: Protect waterways by prohibiting the dumping of debris and refuse in and near waterways 
and storm drains.    X  

Policy EC 6--6: Require new construction to utilize best management practices such as site preparation, 
grading, and foundation designs for erosion control to prevent sediment runoff into waterways, specifically 
the Feather River. 

   X  
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Policy EC 6--7: If areas of groundwater contamination are identified, the City shall work with the appropriate 
agencies to limit further contamination and to protect public health.   

   X  

Goal EC 7--1.  Make air quality a priority in land use planning by introducing concepts that reduce vehicle trips.    

Policy EC 7--1: Work with the Feather River Air Quality Management District to implement the regional Air 
Quality Management Plan, participate in emission and exposure reduction, and facilitate public education, 
engagement, and outreach programs that promote air quality, focusing on disadvantaged communities. 

X     

Policy EC 7--2: Require the use of trees and plants in urban and street designs to reduce air pollutant levels. X     

Policy EC 7--3: Support protection, restoration, and enhancement of natural landscapes in and near 
disadvantaged communities for their role in improving air quality and community health.  

X     

Policy EC 7--4: Support the development of high-quality, local jobs within and near disadvantaged 
communities to reduce long commutes and resultant vehicle emissions and provide information to 
encourage the use of transportation modes that minimize motor vehicle use and resulting contaminant 
emissions.  

X     

Policy EC 7--5: Evaluate new commercial and industrial development for potential handling, storage, and 
transport of hazardous materials to minimize public exposure to toxic air contaminants. 
The City can establish proper buffer zones between stationary sources of TACs and sensitive receptors such 
as residential areas. 

X   X  

Policy EC 7--6: Require applicants whose development would result in construction-related fugitive dust 
emissions to control such emissions through the implementation of best practices as recommended by the 
Feather River Air Quality Management District.   

X     

Policy EC 7--7: Require applicants whose development would result in construction-related exhaust 
emissions to minimize such emissions by maintaining equipment engines in good condition and in proper 
tune according to manufacturer's specifications and during smog season (May through October) by not 
allowing construction equipment to be left idling for long periods as recommended by the Feather River Air 
Quality Management District. 

X     

Policy EC 7--8: Require that any mitigation of air quality impacts relying on offsets obtains the offsets from 
sources as near to the project site as possible.  X     

Policy EC 7--9: Require applicants whose development would result in potential carbon monoxide (CO) "hot 
spot" impacts to consult with the City to ensure that schools, hospitals, or day care facilities are not located 
near such "hot spots". 

X     
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Policy EC 7--10:  Require all new wood-burning stoves and fireplaces to comply with EPA standards and 
Feather River Air Quality Management District requirements. 

X     

HOUSING ELEMENT 
Goal H 1--1. Provide regulatory incentives to ensure the construction and maintenance of safe and sanitary housing with adequate public  services for existing and ffuture residents 
of the city.  

Policy H 1--1: CConservation of Existing Housing. Continue to enforce City building, fire, health, and zoning 
codes to remedy existing pockets of blight and deterioration to conserve and improve the condition of 
existing affordable housing stock in coordination with rehabilitation and other infrastructure improvement 
programs. This includes continuing to offer Single-Family and Multifamily Rehabilitation Programs and 
continuing to partner with a rehabilitation housing consultant to offer the Housing Rehabilitation Program. 
The City will explore the feasibility of allowing the Owner Occupied Rehabilitation Program to pay for solar 
panels for low-income households, particularly seniors. Additionally, the City will meet with the Reginal 
Housing Authority to identify and apply for funding opportunities to provide relocation assistance to 
residents at risk of displacement due to rehabilitation needs. The City will collaborate with the Housing 
Authority to target efforts in the rehabilitation assistance programs in areas of concentrated poverty, 
particularly in low resource areas, to reduce displacement risk for lower-income households due to housing 
condition or cost of repairs. The City will provide marketing materials in languages other than English, as 
needed. The City will create a program to prevent displacement and mitigate relocation impacts as a result 
of code enforcement activities. 

   X  

Policy H 1--2:  Accessory Dwelling Units. Continue the City’s policy that allows for accessory dwelling units 
(ADUs) within single-family residential neighborhoods by reducing lot coverage requirements and allowing 
for tandem parking when setback requirements are met. In addition, the zoning code will be amended to 
allow ADUs and Junior ADUS (JADUs) in all zones where residential structures are allowed (R-1, R-2, R-3, C-
1, C-2, C-3 and C-O), in accordance with Assembly Bill (AB) 2299 and Senate Bill (SB) 1069. The City will also 
promote ADU construction through informational brochures on the permitting process and benefits of 
second unit development that will be available at City buildings and on the City’s website. The City will 
identify and offer incentives for ADU development. The City will provide preapproved ADU plans. The City 
will emphasize the benefits of ADUs to property owners in high resource areas to encourage construction 
in these areas to improve mobility options for lower-income households and to increase housing supply to 
meet shortages of affordable units and housing overall as a result of displacement due to the Camp Fire. 
The intent of increasing the supply of ADUs is to aid in reducing displacement risk due to housing supply 
and costs. 

   X  
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Goal H 3--1.  Continue to work with Sutter County on actions to fulfill Yuba City’s fair share of regional housing needs.  

Policy H 3--4:  Water and Sewer for LLower-IIncome Housing. In compliance with Chapter 727, Statues of 2004 
(SB 1087), upon completion of the adopted Housing Element, the City will immediately deliver the Housing 
Element to local water and sewer providers, along with a summary of its regional housing needs allocation. 
a local government is responsible for immediately distributing a copy of the element to area water and 
sewer providers. In addition, water and sewer providers must grant priority for service allocations to 
proposed developments that include housing units affordable to lower-income households. 

   X  

Goal H 5--1.  Encourage the use of energy--efficient materials and technology in new construction.  

Policy H 5--1: Energy Efficiency. The City will promote energy efficiency in existing housing and new 
development by: 
 Incorporating energy conservation measures as an integral part of housing rehabilitation programs. 
 Provide free information to residents on energy conservation and available programs at the 

Development Services Department counter and on the City’s website, and feature energy 
conservation as an important part of the annual Housing Fair.  

 Encourage participation in Pacific Gas and Electric Company’s (PG&E’s) Community Resource Project 
Inc., home energy audits, weatherization, and minor home repair programs, particularly for extremely 
low-, very low-, and low-income households. 

 Provide brochures of information on PG&E programs at the Development Services Department 
counter, on the City’s website, and at the annual Housing Fair. 

X     
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Air Quality Drought Extreme Heat Flooding
Human 
Health 

Hazards
Landslides Severe 

Storms
Wildfire and 

Smoke

Po
pu
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tio

ns

Children (under 10) - V3 - V5 V3 V3 - V3 V3
Cost-burdened households - V4 V3 V4 V3 V3 - V2 V2
Households in poverty - V5 V4 V5 V5 V5 - V4 V3
Immigrant communities - V3 - V5 V4 V5 - V4 V3
Linguistically isolated persons - V4 - V3 V3 V3 - V3 V3
Low-income households - V5 V3 V3 V3 V3 - V3 V3
Outdoor workers V4 V3 V4 V5 - V4 - V3 V4
Overcrowded households - V5 V3 V3 V3 V3 - V2 V3
Persons experiencing homelessness - V3 - V5 V5 V5 - V5 V4
Persons in mobile homes - V4 - V5 V4 V3 - V4 V3
Persons with chronic illnesses and/or 
disabilities - V3 - V5 V4 V5 - V4 V4

Persons without access to lifelines - V3 - V3 V4 V3 - V3 V3
Renters - V5 - V2 V3 V2 - V2 V2
Seniors (65+) - V5 - V4 V3 V4 - V3 V3
Seniors living alone - - - V5 V4 V5 - V4 V4

Bu
ild

in
gs

 a
nd

 In
fra

st
ru

ct
ur

e

Bicycling and pedestrian trails - - - - V3 - V3 V2 V3
Bridges - - - - V3 - V3 V4 V2
Communication facilities - - - V2 - - - V3 V3
Community centers - - - V1 - - - V2 V2
Electrical transmission infrastructure - - - V4 - - V1 V4 V4
Cooling centers - - - V1 - - - V2 V3
Flood control and stormwater 
infrastructure - - - - V3 - - V3 V1

Government administration facilities - - - V1 - - - V2 V3
Homes and residential structures - - - V3 V4 - V2 V4 V3
Libraries - - - V1 - - - V2 V2
Major roads and highways - - - V2 V4 - V4 V3 V3
Natural gas pipelines - - - V3 V2 - V3 - V4
Parks and Open Space V4 - V3 V3 - - V2 V3 V3
Public safety buildings - - - V1 - - - V3 V2
Schools - - - V3 - - - V3 V2
Transit facilities - - - - V3 - - V2 V2
Water and wastewater infrastructure - - - - - - V2 V2 V2
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Air Quality Drought Extreme Heat Flooding 
Human 
Health 
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Landslides Severe 

Storms 
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s Cropland V4 - V4 V3 V3 V4 - V4 V4 
Pastures/grazing lands - - V3 V3 V2 - - V4 V4 
Local businesses - - - V3 V4 V4 - V4 V3 
Major employers - - - V3 V3 V2 - V3 V3 

Ec
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s 

an
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N
at

ur
al
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so
ur

ce
s Oak woodlands V4 - V3 V3 V2 - V3 V3 V4 

Grassland V4 - V4 V2 V2 - V2 V2 V3 
Riparian V4 - V4 V2 V3 - V3 V4 V3 
Forested areas V4 - V4 V4 V2 - V3 V2 V4 
Wetlands, bogs, and vernal pools - - V5 V4 V1 - V3 V3 V4 

Ke
y 

Se
rv

ic
es

 

Communication services - V3 - V2 V3 - - V4 V2 
Emergency medical response - V1 - V3 V3 V3 V2 V2 V3 
Energy delivery - - V2 V4 V4 - V2 V5 V4 
Government administration & 
community services - V3 - V1 V2 V2 - V2 V2 

Public safety response - V3 - V3 V3 V3 V3 V2 V3 
Public transit access - - - V3 V4 V2 V3 V4 V3 
Solid waste removal - - - - V3 - V2 V3 V3 
Water and wastewater - - V3 V3 V4 - V2 V3 V4 
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1. Addendum to the Adopted General Plan EIR 
1.1 BACKGROUND AND OVERVIEW 
The proposed Yuba City General Plan Update 2040 (proposed project) would replace the existing 
2004 General Plan which serves as the City of Yuba’s (City’s) guiding policy document. The proposed 
project is intended to update policies to remove old references, and to reflect changes in state law 
regarding level of service (LOS) and vehicle miles travelled (VMT). The existing general plan antici-
pated a much higher rate of growth than occurred between years 2004 and 2025. The resulting policies 
were intended to guide a city of 108,377 which is no longer projected by the 2040 horizon year of the 
proposed project. For continuity, the policy intent of the original document was kept with the pro-
posed project although policies were revised to allow more flexibility in implementation. While the 
land use map has been revised to reflect annexations and general plan amendments that have occurred 
since adoption of the 2004 General Plan, there are no new changes to land use designations included 
as part of the proposed project.  

This document serves as the environmental documentation for the City’s proposed General Plan Up-
date. This addendum to the City of Yuba’s General Plan Environmental Impact Report (EIR) (certi-
fied in February 2004; State Clearinghouse Number 2001072105) demonstrates that the analysis in 
that EIR adequately addresses the potential physical impacts associated with implementation of the 
proposed project and that the proposed project would not trigger any of the conditions described in 
CEQA Guidelines Section 15162 calling for further environmental review. 

1.2 PROPOSED PROJECT 
The proposed project includes comprehensive updates to the required elements under the State Plan-
ning and Zoning Law, as well as other optional elements that the City has elected to include in its 
General Plan. 

Growth and Economic Development. This element continues to support Yuba City by providing 
a framework of guiding goals and polices to foster a robust economy, ensuring its fiscal and financial 
stability, and collaborating with the private sector to ensure adequate infrastructure. This element con-
tinues similar policies as in the existing General Plan and updates its existing background to reflect the 
current conditions. 

Land Use. This Element presents the framework for land use planning in Yuba City up to 2040, 
outlining the city's evolution, existing land use, objectives, General Plan Diagram, land use classifica-
tion system, and the plan's buildout. The maps in the element were updated to reflect annexations in 
the southeast area of the City such as the Bogue-Stewart Specific Plan area bounded by Franklin Av-
enue to the north; the City’s Sphere of influence to the east; Lincoln Road and Garden Highway 
(within the Bunce Road/Clark Avenue limits) to the south, Bunce Road, and Clark Avenue to the 
west.  
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Community Design. The Community Design Element in Yuba City aims to preserve and enhance the city's 
small town feel and rural heritage. It provides policies focusing on the rural/urban edge, key vehicular gateways, 
connections, corridors, urban activity centers, commercial and industrial areas, and neighborhoods. This ele-
ment continues similar policies as in the existing General Plan.  

Circulation. This element changed the Level of  Service (LOS) from a requirement to overall goal reflecting 
the change in environmental significance from LOS to vehicle miles travelled (VMT). LOS  remains a planning 
goal, but is no longer mandated giving the City flexibility in road design and application. VMT is added as a 
goal reflecting the state guidance.  

Parks, Schools, and Community Facilities. This element details Yuba City’s long-term plan for the develop-
ment and maintenance of  parks, schools, and community facilities. This element introduces Neighborhood 
Park as a new park type and sets its classification. This element also introduces policies that consider public 
facilities and disadvantaged communities in regard to new parkland. 

Public Utilities. This element outlines policies and provisions for public utilities like water supply, wastewater 
treatment, and solid waste handling, emphasizing the importance of  adequate facilities for successful imple-
mentation. This element continues similar policies as in the existing General Plan and updates its existing back-
ground to reflect the current conditions. 

Safety. Under this proposed General Plan, this element is its own stand-alone chapter while in the existing 
General Plan is combined with Noise. The California Government Code's Section 65302(g) mandates the Safety 
Element to address natural and climate-related hazards in Yuba City. This element addresses various hazards 
such as seismic, geologic, flood, fire, agriculture, emergency preparedness, hazardous waste, climate-related 
hazards, and nutrition and food deserts. The maps updated to reflect hazards of  concern such as flood zones, 
dam inundation zones, fire hazard severity and wildland-urban interface zones, and evacuation-constrained ar-
eas. This element also includes policies that prioritizing food access in disadvantaged communities. 

Noise. Under this proposed General Plan, this element is its own stand-alone chapter while in the existing 
General Plan is combined with Safety. This element is closely linked to land use, circulation, and housing, 
guiding land use and transportation facilities due to their common sources of  excessive noise levels. This ele-
ment introduces a policy which mandates regular noise measurements in the community to monitor levels and 
inform improvements as well as another policy which mandates buffers along major transportation facilities 
near noise-sensitive land uses. This element continues similar policies as in the existing General Plan. 

Conservation. This element addresses topics including open space, agriculture, cultural resources, biological 
resources, and air quality. This element adds additional policies aimed to implement agricultural buffer, protect 
rural lands and open space from future developments. This element also adds addition policies aimed to increase 
collaborate with Native American tribal and adhering to California Government Code Section 65352.3. The air 
quality section also adds policies that aim to protect disadvantage communities.  

Housing. This element provides an understanding of  the city’s housing needs and the goals, policies and pro-
grams that have been developed to help meet those needs and how they are consistent with other policies of  
this General Plan. Under State law, the Housing Element is regularly updated in cycles and assessed as required 
by CEQA at that time. Currently, the Housing Element was most recently adopted on March 1, 2022. The next 
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update cycle for the Housing Element is scheduled to be due in 2029. The General Plan update does not include 
an update to the Housing Element as part of  the project.  

1.3 GENERAL PLAN EIR 
The existing General Plan policies are designed to avoid or minimize environmental impacts, resulting in a self-
mitigating Plan. As such, most of  the impacts identified in the EIR are less than significant. However, the 
General Plan EIR determined that implementation of  the General Plan would result in significant and una-
voidable impacts related to the relative degradation of  air quality and the loss of  agricultural land. These impacts 
are summarized below. 

Air Quality 
Development under the General Plan could lead to increased emissions of  carbon monoxide, ozone precursors, 
and particulate matter in Yuba City, and degradation of  local air quality. Vehicle Miles traveled (VMT) in Yuba 
City is expected to increase at a faster rate than assumed for the Sacramento Valley as a whole. This may mean 
that, while overall air quality is expected to improve, the localized air quality in the Yuba City area may not 
improve as much, relative to the Sacramento Valley overall. Also, because of  increased traffic volumes on city 
streets, increased emissions levels may degrade air quality alongside major streets, at intersections, and on adja-
cent sites. The General Plan includes many policies and provisions to reduce overall commuting, decrease ve-
hicle use within the city and within new neighborhoods, and increase use of  alternative transportation modes 
(such as buses and bicycles). Relative to the existing General Plan, a better jobs/housing balance would occur, 
resulting in fewer commuting miles overall. However, the substantial population growth that could occur under 
the proposed project would cause an increase in VMT, which in turn would increase criteria air pollutant emis-
sions (Yuba 2004, pg. 5-1). 

Agricultural 
The General Plan would result in conversion of  5,882 acres of  farmland to urban uses. Even though the County 
General Plan has not identified this land for long-term agricultural use, this loss of  agricultural land would have 
a significant impact (Yuba 2004, pg. 5-1). 

1.4 PROJECT SUMMARY 
CEQA requires the City to evaluate the environmental impacts associated with direct and reasonably foreseea-
ble indirect physical changes to the environment. The proposed project would ensure the City follows current 
State regulations and would address the current and future needs of  Yuba City. The goals and policies in Gen-
eral Plan 2040 would guide development and conservation through 2040. The General Plan 2040 Update also 
includes minor edits to the remainder of  the General Plan to revise the discussion of  existing conditions, reflect 
changes to local and regional priorities, and ensure internal consistency with other elements and compliance 
with State law. Table 1-1, Yuba City Sphere of  Influence and Population at Plan Buildout, shows the proposed project’s 
population projections based on average buildout densities for new residential land uses and new housing units 
(Yuba 2023, pg. 3-15).  
 

Table 1-1 Yuba City Sphere of Influence Population at Plan Buildout 
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2020 Population Additional Housing 
Units 

Additional Population 
(2.96 persons per 

household) 

Total Population at Buildout 

Land Use Plan 77,080 9,350 27,660 104,740 
Source: Yuba 2023
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1.5 PURPOSE OF AN EIR ADDENDUM 
According to CEQA Guidelines Section 15164(a), an addendum shall be prepared if  some changes or additions 
to a previously adopted EIR are necessary, but none of  the conditions enumerated in CEQA Guidelines Sec-
tions 15162(a)(1)–(3) calling for the preparation of  a subsequent EIR have occurred. As stated in CEQA Guide-
lines Section 15162 (Subsequent EIRs and Negative Declarations): 

Section 15162 

When an EIR has been certified or negative declaration adopted for a project, no subsequent EIR shall be 
prepared for that project unless the lead agency determines, on the basis of  substantial evidence in the light 
of  the whole record, one or more of  the following: 

(1) Substantial changes are proposed in the project which will require major revisions of the pre-
vious EIR or negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects; 

(2) Substantial changes occur with respect to the circumstances under which the project is under-
taken which will require major revisions of the previous EIR or negative declaration due to 
the involvement of new significant environmental effects or a substantial increase in the se-
verity of previously identified significant effects; or 

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete or negative declaration was adopted, shows any of the following: 

(a) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration; 

(b) Significant effects previously examined will be substantially more severe than shown in 
the previous EIR; 

(c) Mitigation Programs or alternatives previously found not to be feasible would in fact be 
feasible and would substantially reduce one or more significant effects of the project, but 
the project proponents decline to adopt the mitigation Program or alternative; or 

(d) Mitigation Programs or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation Program or al-
ternative. 

1.5.1 Rationale for Preparing an EIR Addendum 
Since, there have been CEQA changes since 2004 in regard to analyzing environmental topics, this addendum 
serves to analyze the changes and determine whether the proposed project would result in significant changes 
that were not analyzed or considered in the EIR. Table 1-2, High-Level CEQA Changes, summarizes the high 
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level CEQA changes that have occurred after the adoption of  the 2004 General Plan EIR. Table 1-2 also 
provides analysis of  these changes to the proposed project.  

As stated in CEQA Guidelines Section 15164 (Addendum to an EIR): 

(a) The lead agency or responsible agency shall prepare an addendum to a previously certified EIR 
if some changes or additions are necessary but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred. 

(b) An addendum to an adopted negative declaration may be prepared if only minor technical 
changes or additions are necessary or none of the conditions described in Section 15162 calling 
for the preparation of a subsequent EIR or negative declaration have occurred. 

(c) An addendum need not be circulated for public review but can be included in or attached to the 
final EIR or adopted negative declaration. 

(d) The decision-making body shall consider the addendum with the final EIR or adopted negative 
declaration prior to making a decision on the project. 

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162 
should be included in an addendum to an EIR, the lead agency’s findings on the project, or 
elsewhere in the record. The explanation must be supported by substantial evidence. 

A copy of  this addendum, and all supporting documentation, may be reviewed or obtained at the City of  Yuba 
Development Services Department, 1201 Civic Center Blvd. Yuba City, California 95993. 
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Table 1-2 High-Level CEQA Changes 
Topic Date Overview Analysis 

Tribal Consultation  
AB  52 2015 Amended CEQA to create a separate category of cultural resources, 

“tribal cultural resources” (Pub. Resources Code §21074) and pro-
vides that a project with an effect that may cause a substantial ad-
verse change in the significance of a tribal cultural resource is a pro-
ject that may have a significant effect on the environment (Pub. 
Resources Code §21084.2). Public agencies shall, when feasible, 
avoid damaging effects to any tribal cultural resource. (Pub. Re-
sources Code §21084.3 (a)). 

 

Applies to any project for which a notice of preparation, a notice of 
negative declaration, or a mitigated negative declaration is filed on or 
after July 1, 2015. 

This Addendum serves a previously certified EIR, in accordance with Section 
15164 of the CEQA Guidelines. An Addendum was determined to be the most 
appropriate document because none of the conditions described in Section 
15162, calling for preparation of a subsequent EIR or MND, have occurred. The 
Addendum addresses minor technical changes or additions and confirms that 
the proposed project is consistent with what was previously analyzed under the 
2004 EIR. Therefore, the AB 52 procedures specified in PRC Sections 21080.3. 
1(d) and 21080.3.2 do not apply and no tribal consultation under AB 52 is re-
quired. 

Subsequent projects facilitated by the General Plan Update would still be re-
quired to follow AB 52 and other tribal regulations 

SB 18 2005 Requires local governments to contact, provide notice to, refer plans 
to, and consult with tribes prior to the adoption or amendment of a 
general plan or a specific plan, or the designation of open space. 
(Gov. Code §65352.3). 

This regulation would not change the impacts in the previous EIR but rather 
gives tribes the opportunity for consultation on the proposed project.  

Subsequent projects facilitated by the General Plan Update would still be re-
quired to follow SB 18 and other tribal regulations 

Transportation  
SB 743 2013 Amended CEQA Guidelines to change how lead agencies evaluate 

transportation impacts under CEQA, with the goal of better measuring 
the actual transportation-related environmental impacts of any given 
project. 

Evaluated by examining whether the project is likely to cause automo-
bile delay at intersections and congestion on nearby individual high-
way segments, and whether this delay will exceed a certain amount 
(Level of Service analysis). 

Starting on July 1, 2020, agencies analyzing the transportation im-
pacts of new projects must now look at a metric known as vehicle 
miles traveled (VMT) instead of LOS. VMT measures how much ac-
tual auto travel (additional miles driven) a proposed project would cre-
ate on California roads. If the project adds excessive car travel onto 
our roads, the project may cause a significant transportation impact. 

 

As noted in Section 1.2, General Plan EIR, the General Plan EIR analyzes the 
General Plan VMT impact when evaluating Air Quality Impacts. 

The analysis provided adequately addresses the potential physical impacts as-
sociated with implementation of the proposed project as the General Plan EIR 
analyzed a higher population than that proposed for the General Plan update.  
Therefore, this analysis is conservative, any impacts of the proposed General 
Plan update would be qualitatively less, and the project will not have a more sig-
nificant effect than previously assessed in the General Plan EIR.  
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Parking 2010 Governor’s Office of Planning and Research amended Appendix G of 
the CEQA Guidelines to remove the significance criterion about inade-
quate parking capacity.  

This change removes an environmental impact that would be analyzed; there-
fore the proposed project would not result in any new changes. 

Energy  
Amendments 
to the CEQA 
Guidelines 

2019 The revised CEQA Guidelines also add a new impact category – “En-
ergy” – to Appendix G, incorporating the changes to Section 
15126.2(b). 

Section 15126.2(b) was added to the Guidelines to capture the re-
quirements in Appendix F (Energy Conservation). The section re-
quires an analysis of a project’s energy use to determine if the project 
will result in significant effects due to wasteful, inefficient, or unneces-
sary use of energy. 

This analysis should include the project’s energy use for all project 
phases and components, including transportation-related energy, dur-
ing construction and operation. This analysis is subject to the rule of 
reason and shall focus on energy use that is caused by the project—a 
full “lifecycle” analysis that would account for energy used in building 
materials and consumer products will generally not be required.  

A new question was also added to the CEQA Checklist related to use 
of energy resources and potential conflicts with state or local plans for 
renewable energy or energy efficiency. 

The General Plan EIR analyzes energy sources from new development under 
Section 5.2, Irreversible Environmental Changes, stating that new development 
under General Plan requires energy from existing sources, causing irreversible 
environmental change and increased nonrenewable resource usage. 

The 2040 General Plan Update’s Safety Element includes energy policies for 
new development; however impacts regarding energy under the proposed pro-
ject would be similar to those in the 2004 General Plan EIR.  As a result, any im-
pacts of the proposed General Plan update would not have a more significant ef-
fect than previously assessed in the General Plan EIR or result in a new 
significant impact.  

 

Climate Change  
Amendments 
to the CEQA 
Guidelines 

2019 Section 15064.4 Determining the Significance of Impacts from Green-
house Gas Emissions, has been amended in the following manner: 

Subsection (a) has been revised to replace the word “should” with 
“shall” with regard to a lead agency’s duty to make a good faith effort 
to estimate or describe a project’s greenhouse gas emissions. The 
Natural Resources Agency (“Agency”) made this change to clarify that 
lead agencies must not just provide information regarding climate 
change but decide of whether a project’s GHG emissions are signifi-
cant. 

Subsection (b) has been revised to add four new sentences. 

- The first sentence clarifies that the focus of analysis must 
be on the project’s effect on climate change, not simply a 
quantification of emissions and/or comparison of how a pro-
ject’s emissions compare to statewide or global emissions. 
The Agency also clarified that only a project’s “reasonably 

Greenhouse gas emissions are considered in the 2004 General Plan EIR when 
analyzing burning of fossil fuels for electricity, heat, and transportation. 

The 2004 General Plan EIR determined development under the existing General 
Plan requires energy from existing sources, causing irreversible environmental 
change and increased nonrenewable resource usage. The 2004 General Plan 
EIR also determined that the population growth under the existing General Plan 
would cause an increase in VMT, which in turn would increase criteria air pollu-
tant emissions. 

The analysis provided adequately addresses the potential physical impacts as-
sociated with implementation of the proposed project since the General Plan 
EIR estimates a higher population and units than the proposed project; therefore 
this analysis is conservative. (see Section 2.1, Environmental Analysis below)  
As a result, any impacts of the proposed General Plan update would be qualita-
tively less, and the project will not have a more significant effect than previously 
assessed in the General Plan EIR.  
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foreseeable incremental contribution” to the effects of cli-
mate change need be evaluated, and that lead agencies 
need not and should not speculate. 

- The second sentence clarifies that a project’s incremental 
contribution may be cumulatively considerable even if it ap-
pears relatively small compared to statewide, national or 
global emissions. 

- The third sentence requires lead agencies to consider a 
timeframe for the analysis that is appropriate for the project, 
perhaps driven by a project’s intended life or by the length 
of time over which it will be implemented. 

- The fourth sentence clarifies that a lead agency’s analysis 
must reasonably reflect evolving scientific knowledge and 
state regulatory schemes so as to “stay in step with evolving 
scientific knowledge and state regulatory schemes.” 

Subsection (b)(3) was amended to clarify that in determining the sig-
nificance of a project’s impacts, the lead agency may consider a pro-
ject’s consistency with the State’s long-term climate goals or strate-
gies, provided that substantial evidence supports the agency’s 
analysis of how those goals or strategies address the project’s incre-
mental contribution to climate change and its conclusion that the pro-
ject’s incremental contribution is consistent with those plans, goals, or 
strategies. As the Court stated in Center for Biological Diversity v. 
Dept. of Fish & Wildlife (2015) 62 Cal.4th 204, 227, lead agencies 
must establish through substantial evidence “a quantitative equiva-
lence” between a given statewide plan’s comparison and the EIR’s 
project-level comparison. 

Subsection (c) mainly reflects language previously located in subsec-
tion (a)(1) regarding a lead agency’s discretion to select a model or 
methodology to quantify emissions. The Agency meant to clarify that 
models play a role not only in estimating a project’s greenhouse gas 
emissions, but also in determining baseline emissions and applying 
thresholds. As noted by the Agency when a single quantitative method 
is used, the lead agency must research and document the quantitative 
parameters essential to that method. (Center for Biological Diversity v. 
Dept. of Fish & Wildlife (2015) 62 Cal.4th 204, 228 

SB 32  SB 32 requires that California Air Resources Board (CARB) in its next 
update to the AB 32 Scoping Plan “ensure that statewide greenhouse 
gas emissions are reduced to at least 40 percent below the statewide 
greenhouse gas emissions limit no later than December 31, 2030” 
(new Health and Safety Code Section 38566). 

SB 32 required CARB to prepare another update to the Scoping Plan to address 
the 2030 target for the state 

As mentioned, this regulation does not directly affect GHG impacts but rather di-
rects CARB to set GHG thresholds of significance with SB 32. It is up to the lead 
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While not a CEQA bill, SB 32 relates to CEQA in that the 2030 target 
will also carry over to CEQA analyses and the CARB’s emissions re-
duction target will figure into GHG thresholds of significance for CEQA 
documents at the lead agency level. 

agency to establish thresholds for GHG impacts.  Additionally, the General Plan 
EIR has already assessed GHG impacts as noted above.  

Wildfire  
Amendments 
to the CEQA 
Guidelines 

2019 A new Section XX has been added to Appendix G to address the 
need to evaluate wildfire impacts. This section focuses on whether 
projects located in or near state responsibility areas (where the state 
has financial responsibility of preventing and suppressing fires), or 
lands classified as very high fire severity zones by local agencies, 
would: 

- “Substantially impair an adopted emergency response plan 
or emergency evacuation plan;” 

- “Due to slope, prevailing winds, and other factors, exacer-
bate wildfire risks, and thereby expose project occupants to, 
pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire;” 

- “Require the installation or maintenance of associated infra-
structure (such as roads, fuel breaks, emergency water 
sources, power lines, or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts 
to the environment;” or 

- “Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a result 
of runoff, post-fire slope instability, or drainage changes.” 

CalFire publishes Fire Hazard Severity Zone Maps for all regions. 
Lead agencies and project proponents can review the CalFire maps to 
determine whether a given project site will be subject to the new 
CEQA wildfire impacts analysis. 

According to CALFIRE mapping, portions of Yuba City are within a Moderate 
Fire Hazard Severity Zone in Local Responsibility Areas (LRA) (CALFIRE 2007). 

Although the 2004 EIR does not analyze impacts in regard to wildfire, the City’s 
existing Safety Element and 2007 Sutter County Multi-Hazard Mitigation Plan 
(MHMP) addressed wildfire impacts for the City of Yuba.  

The Sutter County MHMP states that wildfire was of limited concern to Yuba City 
since the city had no history of large damaging fires and considered moderately 
vulnerable to wildfires. No further analysis was conducted (Sutter 2007, pg. 
221). Since the city is mapped as Moderate Fire Hazard Severity Zone, then the 
analysis in the Sutter County MHP would still apply.  

The existing Safety Element provides information for the protection of the com-
munity from unreasonable risk associated with the effects of wildland and urban 
fires. The Safey Element included policies that would address wildfire impacts 
such as Policy 9.4-I-1 which states to maintain the fire department performance 
objectives and response standards for structure and wildland fires; Policy 9.4-I-6 
which reviewed proposed development for compliance with adopted fire safety 
standards and staffing ratios; Policy 9.4-I-7 which states to conduct building and 
fire code enforcement to ensure safe structures; and Policy 9.4-I-8 which re-
quires to extend water distribution pipes to maintain and improve fire water 
flows.  

The proposed Safety Element acknowledges low wildfire risk in Yuba City, but 
drier weather and climate change are expected to increase wildfires in Sutter 
County and surrounding areas. The proposed Safety Element would include 
similar and additional policies aimed at reducing wildfire impacts. Impact 3.10b 
in the General Plan EIR analyzes if new development would interference with an 
existing emergency response plan or emergency evacuation plan. 

Impact 3.11a and 3.11b in the General Plan EIR analyzes if new development in 
Yuba City could be subject to the effects of geologic hazards. 

As a result, there is no new information of substantial importance that the Gen-
eral Plan update would result in any of the conditions of CEQA Guidelines sec-
tion 15162(3) being triggered with regarding to wildfire impacts. 

Page 429 of 515



A D D E N D U M  T O  T H E  G E N E R A L  P L A N  E I R  F O R  T H E  Y U B A  C I T Y  G E N E R A L  P L A N  U P D A T E  2 0 4 0  
C I T Y  O F  Y U B A  

1. Addendum to the Adopted General Plan EIR 

November 2024 Page 11 

SB 1260 2018 SB 1260 establishes additional requirements for local general plans 
and subdivisions relative to regulating new development in very high 
hazardous fire areas and the review of safety elements, regulatory 
standards, and subdivision maps by the State Board of Forestry and 
Fire Protection. This bill provides that the Board of Forestry and Fire 
Protection’s Vegetation Treatment Program Programmatic EIR, when 
certified, will serve as the programmatic environmental document for 
prescribed fires initiated by a third party authorized by CalFire. 

This would not affect Yuba City as the city is not within a Very High Fire Hazard 
Severity Zone designated by CalFire.  (See discussion, above.) 

SB 1241 2013 SB 1241 amends the general plan safety element requirements for 
state responsibility areas (SRAs) and very high fire hazard severity 
zones and require the safety element, at the next revision of the hous-
ing element on or after January 1, 2014, and thereafter upon each re-
vision of the housing element, to be reviewed and updated as neces-
sary to address the risk of fire in SRAs and very high fire hazard 
severity zones, considering specified considerations. SB 1241 re-
quires OPR, on or after January 1, 2013, in cooperation with the De-
partment of Forestry and Fire Protection, to prepare, develop, and 
transmit to the Secretary of the Natural Resources Agency recom-
mended proposed amendments to the Initial Study checklist for the in-
clusion of questions related to fire hazard impacts for projects in SRAs 
and very high fire hazard severity zones. The Secretary will be re-
quired to adopt revisions to the Initial Study checklist in this regard. 

This would not affect Yuba City as the city is not within a Very High Fire Hazard 
Severity Zone designated by CalFire.  (See discussion, above.) 

Housing/Land Use  
AB 1739  This bill is part of the 2014 groundwater management legislation pack-

age (other bills are SB 1168 and SB 1319) and addresses the for-
mation and responsibility of “groundwater sustainability agencies.” 
Water Code Section 10736.2 establishes a new statutory exemption 
for “any action or failure to act” by the State Water Resources Control 
Board under its authority to review proposed groundwater sustainabil-
ity plans and to designate a basin as a probationary basin. 

CEQA would still apply to the adoption or amendment of an interim 
plan pursuant to Section 10735.8. 

Provides CEQA exemptions for the preparation and adoption of GSPs 

As the proposed project is a General Plan Update, this regulation does not ap-
ply, nor does it affect impacts. 

The GP EIR analyzes groundwater under Impact 3-6a and 3-6b which both de-
termined that the buildout from the existing General Plan would not result in sig-
nificant impacts to groundwater resources.  

Given the proposed project would not result in land use changes nor an increase 
in population for the planning horizon year of 2040, the impacts determined in 
the General Plan EIR would be adequate for the proposed project.  As a result, 
any impacts of the proposed General Plan update would be qualitatively not 
more than, or less than, that previously assessed, the project will not have a 
more significant effect than previously assessed in the General Plan EIR.   

General Plan  
SB 1000 2016 Requiring local governments to identify environmental justice commu-

nities (called “disadvantaged communities” or “DACs”) in their jurisdic-
tions and address environmental justice in their general plans. This 
new law has several purposes, including to facilitate transparency and 
public engagement in local governments’ planning and decision mak-
ing processes, reduce harmful pollutants and the associated health 

The 2040 General Plan Update includes goals, policies, and objectives prioritiz-
ing improvements and programs to address the needs of DACs, particularly as 
they pertain to the following: civic engagement, food access, safe and sanitary 
housing, physical activity, pollution exposure, public facilities, and unique and 
compound health risks. 
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risks in environmental justice communities, and promote equitable ac-
cess to health-inducing benefits, such as healthy food options, hous-
ing, public facilities, and recreation. 

The inclusion of this Element would not either be part of a project subject to 
CEQA, or would be the communication and outreach requirements leading to a 
future action, the policies, actions, and goals.  As such, it would not result in 
physical environmental impacts, would not result in any of the conditions of 
CEQA Guidelines section 15162(3) being met, and as a result no additional 
analysis is required by this Addendum.  
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2. CEQA Analysis 
2.1 ENVIRONMENTAL ANALYSIS 
The proposed project contains policies related to agriculture, land use, circulation, climate change, housing, 
conservation, open space, economic development, historic resources, community design, environmental justice, 
air quality, noise, and safety.  While the proposed update will incorporate the Housing Element approved as 
part of  the most recent review cycle, the Housing Element has already been environmentally assessed through 
an Addendum to the General Plan EIR and no changes are being proposed to the same, and the proposed 
project will be consistent with the adopted Housing Element. The General Plan is largely designed to be self-
mitigating by incorporating policies and implementation programs that address and mitigate environmental 
impacts related to implementing the General Plan.  

As depicted in Table 1-1, the proposed project’s projected population in 2040 is104,740. The existing General 
Plan’s projected population in 2025 was projected to be 108,377. According to the Department of  Finance 
(DOF), the Yuba City Sphere of  Influence (SOI), including the City of  Yuba City and surrounding unincorpo-
rated areas, contained approximately 89,437 people as of  2023 (DOF 2023). As described in greater detail, 
above, the current (2023) and proposed (2040) population for the City and SOI are both below what is analyzed 
in the General Plan EIR, impacts analyzed under the General Plan EIR adequately addresses the potential 
physical impacts associated with implementation of  the proposed project. While plan-to-plan analysis is gener-
ally not used, in this context it is appropriate because the growth anticipated in the existing General Plan and 
evaluated in the EIR has not yet materialized and will remain below the original projections. Therefore, the 
analysis in the EIR that anticipated development remains valid because the projected population with the pro-
posed project is below the originally projected figures. Additionally, the policies and ordinances included with 
the existing General Plan remain in place to mitigate the impacts of  the proposed project. Similarly, the devel-
opment standards adopted to implement the existing General Plan that would help with drainage, road devel-
opment, noise, dust control, and other construction impacts also remain in place and would apply to the pro-
posed project.  As a result, any impacts of  the proposed General Plan update would be qualitatively less, the 
project will not have a more significant effect than previously assessed in the General Plan EIR, none of  the 
conditions set forth in CEQA Guidelines Section 15163(a)(1-3), and an addendum is warranted consistent with 
CEQA Guidelines section 15164(a).  

Table 1-2 provides a high-level overview of  CEQA changes that have occurred since the adoption of  the Yuba 
City General Plan EIR and certification of  the General Plan EIR. Table 1-2 also provides analysis of  these 
changes in regard to the proposed project. As shown in Table 1-2 the changes to CEQA since certification of  
the EIR would not significantly affect the proposed project or the impacts analyzed in the General Plan EIR. 
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2.2 FINDINGS 
The discussion in this addendum confirms that the proposed project has been evaluated for significant impacts 
pursuant to CEQA. The discussion is meaningfully different than a determination that a project is “exempt” 
from CEQA review because the proposed General Plan Update is not exempt. Rather, the determination here 
is that the General Plan Update does not require major revisions to the General Plan EIR due to the involve-
ment of  new significant environmental impacts or substantial increases to the severity of  previously identified 
significant environmental impacts.  Among others, this is because the proposed update is focused on refining 
and refreshing policy issues to be consistent with the latest requirements and practice standards and does not 
propose changes to land use or other items that could have an impact greater than that which has already been 
fully assessed.   Furthermore, future development projects facilitated by the General Plan Update would con-
tinue to be subject to the requirements of  CEQA as to any project-level environmental review that may be 
required. In addition, the General Plan Update’s projected population for the horizon year is less than the 
projected population described in the General Plan EIR. Therefore, the General Plan EIR provides a sufficient 
and adequate analysis of  the environmental impacts of  the proposed General Plan.  

There are no substantial changes in the circumstances or new information that was not known and could not 
have been known at the time of  the adoption of  the General Plan EIR. The proposed project consists entirely 
of  land uses permitted by project sites’ existing General Plan land use designation and zoning and represents 
no change from the impacts that were assumed and analyzed by the General Plan EIR.  

As a result, and for the reasons explained in this addendum, the project would not cause any new significant 
environmental impacts or substantially increase the severity of  significant environmental impacts disclosed in 
the General Plan EIR. Thus, the proposed project does not trigger any of  the conditions in CEQA Guidelines 
Section 15162 allowing the preparation of  a subsequent EIR, and the appropriate environmental document as 
authorized by CEQA Guidelines Section 15164(b) is an addendum. This EIR addendum has been prepared 
accordingly. 

The following identifies the standards set forth in Section 15162 of  the CEQA Guidelines as they relate to the 
proposed project. 

1. No substantial changes are proposed in the project which would require major revisions of the 
EIR due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects. 

No substantial changes are being proposed in the project as contemplated by this standard.  Instead, this project 
merely proposes refinements to address the latest legal requirements and refreshes policies best practices for 
general plans, etc.  As described in Table 1-2, which highlights and evaluates these refinements within the con-
text of  CEQA, these changes in law and best practices are not “substantial” as compared to the existing General 
Plan.  Any modifications to an element that could potentially result in additional physical impacts to the envi-
ronment (such as changes to land use, intensity of  development, and potential resulting effects on noise, traffic, 
air quality, GHG, agricultural land conversion, etc.) are simply not present here.  Instead, the proposed refine-
ments essentially maintain at or below the existing status quo regarding environmental impacts.  Further, there 
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are no new significant environmental effects that were not previously assessed in the General Plan EIR.   Given 
that the proposed project is not proposing substantial changes, the update would not result in physical changes 
more substantial than those already assessed, then no major revisions of  the General Plan EIR are required. 
Likewise, the proposed refinements would not result in the severity of  any previously identified significant 
effects that were assessed in the General Plan EIR.  

2. No new information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the EIR was certified shows: 

a. The project will have one or more significant effects not discussed in the previous EIR. 

As previously discussed, the proposed project would result in a smaller, less impactful, population and resulting 
buildout as compared to that currently anticipated by the current General Plan.  This means that the proposed 
refinements would qualitatively result in environmental impacts at or below the existing status quo.  These status 
quo effects have already been discussed and analyzed in the General Plan EIR.  There is no substantial evidence 
in the record that the update to the General Plan will have one or more significant effects not previously as-
sessed in the General Plan EIR. 

b. Significant effects previously examined will be substantially more severe than shown in the 
previous EIR. 

As previously discussed, the proposed project does not introduce new changes to land use, population, intensity 
of  development, or other items which could have a substantially more sever impact.  Instead, the proposed 
refinements would result in a reduction of  approximately 3,600 people as part of  the resulting buildout.  Given 
the General Plan EIR analyzed a greater population and impacts, the proposed refinements would qualitatively 
result in environmental impacts at or below those assessed in the General Plan EIR.  Further, there is no 
substantial evidence that any of  the significant effects previously examined would be more severe than as shown 
in the General Plan EIR.  Therefore, the assessment impacts in the General Plan EIR are adequate for the 
proposed project as contemplated by CEQA.  

c. Mitigation measures or alternatives previously found not to be feasible would in fact be feasi-
ble and would substantially reduce one or more significant effects of the project, but the pro-
ject proponents decline to adopt the mitigation measure or alternative. 

 The 2004 General Plan did have mitigation and alternatives determined to be infeasible.  With regard to alter-
natives, the “no project” alternative was not found to be not feasible in the EIR.  The “no project” alternative 
remains infeasible for not only the reasons previously identified by the City when approving the General Plan 
in 2004, but also because there has been intervening development consistent with the 2004 General Plan and 
i) it is now not reasonably feasible to turn back time to original “no project” development under the prior (pre 
2004) General Plan; and ii) the current “no project” would be to retain the existing 2004 General Plan which 
would not result in a General Plan consistent with state law.  The same logic applies to Sketch Plan Alternative 
A and Sketch Plan Alternative B, both of  which were identified as more environmentally impactful than the 
proposed 2004 General Plan.  (See General Plan EIR p. 4-17.)  The proposed project does not make any land 
use or policy changes that would reduce the environmental impacts to either Alternative A or Alternative B as 
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evaluated in the General Plan EIR to a level where adopting them would make sense. There were no other 
alternatives identified in the General Plan EIR and as noted in this Addendum, there are no changes to the 
General Plan in the proposed project that would result in the need for a new alternative.  

Additionally, the General Plan EIR acknowledged significant, unavoidable impacts created by full implementa-
tion of  the General Plan for the relative degradation of  air quality in the immediate Yuba City area and the loss 
of  agricultural land.  While several policies and other items served to reduce the impacts, no specific proposed 
mitigation was identified which was then found to be infeasible.  General findings were made that no additional 
mitigation was feasible.  (See General Plan EIR, p. 3-48, 3-83.) 

Regardless, nothing has changed that would now render mitigation measures and alternatives feasible for the 
refinement to the General Plan for all of  the same reasons previously identified by the City as part of  approval 
of  the General Plan and its EIR.  As a result, the analysis for this item has been satisfied.. 

d. Mitigation measures or alternatives which are considerably different from those analyzed in 
the previous EIR would substantially reduce one or more significant effects on the environ-
ment, but the project proponents decline to adopt the mitigation measure or alternative.  

There are no mitigation measures or alternatives that are considerably different from those analyzed in the 
General Plan EIR.  Likewise, any such mitigation or alternatives would not reduce one or more significant 
effects of  the significant impacts on agricultural or air quality.  The proposed project would have the same, or 
slightly reduced significant impacts as the previously certified General Plan EIR, and all associated policies and 
mitigation measures identified in the General Plan EIR to reduce physical environmental effects would apply 
to all future development and have the same mitigating effect.  As previously noted, this project merely pro-
poses refinements to address the latest legal requirements and refreshes policies best practices for general plans, 
etc., while maintaining the same underlying land uses or otherwise reducing environmental impacts as compared 
to the existing General Plan.  There would be no new significant impacts resulting from adoption of  the General 
Plan Update; therefore, there would be no new mitigation measures or alternatives required for the proposed 
project. 
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1. Addendum to the Adopted General Plan EIR 
1.1 BACKGROUND AND OVERVIEW 
The proposed Yuba City General Plan Update 2040 (proposed project) would replace the existing 
2004 General Plan which serves as the City of Yuba’s (City’s) guiding policy document. The proposed 
project is intended to update policies to remove old references, and to reflect changes in state law 
regarding level of service (LOS) and vehicle miles travelled (VMT). The existing general plan antici-
pated a much higher rate of growth than occurred between years 2004 and 2025. The resulting policies 
were intended to guide a city of 108,377 which is no longer projected by the 2040 horizon year of the 
proposed project. For continuity, the policy intent of the original document was kept with the pro-
posed project although policies were revised to allow more flexibility in implementation. While the 
land use map has been revised to reflect annexations and general plan amendments that have occurred 
since adoption of the 2004 General Plan, there are no new changes to land use designations included 
as part of the proposed project.  

This document serves as the environmental documentation for the City’s proposed General Plan Up-
date. This addendum to the City of Yuba’s General Plan Environmental Impact Report (EIR) (certi-
fied in February 2004; State Clearinghouse Number 2001072105) demonstrates that the analysis in 
that EIR adequately addresses the potential physical impacts associated with implementation of the 
proposed project and that the proposed project would not trigger any of the conditions described in 
CEQA Guidelines Section 15162 calling for further environmental review. 

1.2 PROPOSED PROJECT 
The proposed project includes comprehensive updates to the required elements under the State Plan-
ning and Zoning Law, as well as other optional elements that the City has elected to include in its 
General Plan. 

Growth and Economic Development. This element continues to support Yuba City by providing 
a framework of guiding goals and polices to foster a robust economy, ensuring its fiscal and financial 
stability, and collaborating with the private sector to ensure adequate infrastructure. This element con-
tinues similar policies as in the existing General Plan and updates its existing background to reflect the 
current conditions. 

Land Use. This Element presents the framework for land use planning in Yuba City up to 2040, 
outlining the city's evolution, existing land use, objectives, General Plan Diagram, land use classifica-
tion system, and the plan's buildout. The maps in the element were updated to reflect annexations in 
the southeast area of the City such as the Bogue-Stewart Specific Plan area bounded by Franklin Av-
enue to the north; the City’s Sphere of influence to the east; Lincoln Road and Garden Highway 
(within the Bunce Road/Clark Avenue limits) to the south, Bunce Road, and Clark Avenue to the 
west.  
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Community Design. The Community Design Element in Yuba City aims to preserve and enhance the city's 
small town feel and rural heritage. It provides policies focusing on the rural/urban edge, key vehicular gateways, 
connections, corridors, urban activity centers, commercial and industrial areas, and neighborhoods. This ele-
ment continues similar policies as in the existing General Plan.  

Circulation. This element changed the Level of  Service (LOS) from a requirement to overall goal reflecting 
the change in environmental significance from LOS to vehicle miles travelled (VMT). LOS  remains a planning 
goal, but is no longer mandated giving the City flexibility in road design and application. VMT is added as a 
goal reflecting the state guidance.  

Parks, Schools, and Community Facilities. This element details Yuba City’s long-term plan for the develop-
ment and maintenance of  parks, schools, and community facilities. This element introduces Neighborhood 
Park as a new park type and sets its classification. This element also introduces policies that consider public 
facilities and disadvantaged communities in regard to new parkland. 

Public Utilities. This element outlines policies and provisions for public utilities like water supply, wastewater 
treatment, and solid waste handling, emphasizing the importance of  adequate facilities for successful imple-
mentation. This element continues similar policies as in the existing General Plan and updates its existing back-
ground to reflect the current conditions. 

Safety. Under this proposed General Plan, this element is its own stand-alone chapter while in the existing 
General Plan is combined with Noise. The California Government Code's Section 65302(g) mandates the Safety 
Element to address natural and climate-related hazards in Yuba City. This element addresses various hazards 
such as seismic, geologic, flood, fire, agriculture, emergency preparedness, hazardous waste, climate-related 
hazards, and nutrition and food deserts. The maps updated to reflect hazards of  concern such as flood zones, 
dam inundation zones, fire hazard severity and wildland-urban interface zones, and evacuation-constrained ar-
eas. This element also includes policies that prioritizing food access in disadvantaged communities. 

Noise. Under this proposed General Plan, this element is its own stand-alone chapter while in the existing 
General Plan is combined with Safety. This element is closely linked to land use, circulation, and housing, 
guiding land use and transportation facilities due to their common sources of  excessive noise levels. This ele-
ment introduces a policy which mandates regular noise measurements in the community to monitor levels and 
inform improvements as well as another policy which mandates buffers along major transportation facilities 
near noise-sensitive land uses. This element continues similar policies as in the existing General Plan. 

Conservation. This element addresses topics including open space, agriculture, cultural resources, biological 
resources, and air quality. This element adds additional policies aimed to implement agricultural buffer, protect 
rural lands and open space from future developments. This element also adds addition policies aimed to increase 
collaborate with Native American tribal and adhering to California Government Code Section 65352.3. The air 
quality section also adds policies that aim to protect disadvantage communities.  

Housing. This element provides an understanding of  the city’s housing needs and the goals, policies and pro-
grams that have been developed to help meet those needs and how they are consistent with other policies of  
this General Plan. Under State law, the Housing Element is regularly updated in cycles and assessed as required 
by CEQA at that time. Currently, the Housing Element was most recently adopted on March 1, 2022. The next 
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update cycle for the Housing Element is scheduled to be due in 2029. The General Plan update does not include 
an update to the Housing Element as part of  the project.  

1.3 GENERAL PLAN EIR 
The existing General Plan policies are designed to avoid or minimize environmental impacts, resulting in a self-
mitigating Plan. As such, most of  the impacts identified in the EIR are less than significant. However, the 
General Plan EIR determined that implementation of  the General Plan would result in significant and una-
voidable impacts related to the relative degradation of  air quality and the loss of  agricultural land. These impacts 
are summarized below. 

Air Quality 
Development under the General Plan could lead to increased emissions of  carbon monoxide, ozone precursors, 
and particulate matter in Yuba City, and degradation of  local air quality. Vehicle Miles traveled (VMT) in Yuba 
City is expected to increase at a faster rate than assumed for the Sacramento Valley as a whole. This may mean 
that, while overall air quality is expected to improve, the localized air quality in the Yuba City area may not 
improve as much, relative to the Sacramento Valley overall. Also, because of  increased traffic volumes on city 
streets, increased emissions levels may degrade air quality alongside major streets, at intersections, and on adja-
cent sites. The General Plan includes many policies and provisions to reduce overall commuting, decrease ve-
hicle use within the city and within new neighborhoods, and increase use of  alternative transportation modes 
(such as buses and bicycles). Relative to the existing General Plan, a better jobs/housing balance would occur, 
resulting in fewer commuting miles overall. However, the substantial population growth that could occur under 
the proposed project would cause an increase in VMT, which in turn would increase criteria air pollutant emis-
sions (Yuba 2004, pg. 5-1). 

Agricultural 
The General Plan would result in conversion of  5,882 acres of  farmland to urban uses. Even though the County 
General Plan has not identified this land for long-term agricultural use, this loss of  agricultural land would have 
a significant impact (Yuba 2004, pg. 5-1). 

1.4 PROJECT SUMMARY 
CEQA requires the City to evaluate the environmental impacts associated with direct and reasonably foreseea-
ble indirect physical changes to the environment. The proposed project would ensure the City follows current 
State regulations and would address the current and future needs of  Yuba City. The goals and policies in Gen-
eral Plan 2040 would guide development and conservation through 2040. The General Plan 2040 Update also 
includes minor edits to the remainder of  the General Plan to revise the discussion of  existing conditions, reflect 
changes to local and regional priorities, and ensure internal consistency with other elements and compliance 
with State law. Table 1-1, Yuba City Sphere of  Influence and Population at Plan Buildout, shows the proposed project’s 
population projections based on average buildout densities for new residential land uses and new housing units 
(Yuba 2023, pg. 3-15).  
 

Table 1-1 Yuba City Sphere of Influence Population at Plan Buildout 
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2020 Population Additional Housing 
Units 

Additional Population 
(2.96 persons per 

household) 

Total Population at Buildout 

Land Use Plan 77,080 9,350 27,660 104,740 
Source: Yuba 2023
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1.5 PURPOSE OF AN EIR ADDENDUM 
According to CEQA Guidelines Section 15164(a), an addendum shall be prepared if  some changes or additions 
to a previously adopted EIR are necessary, but none of  the conditions enumerated in CEQA Guidelines Sec-
tions 15162(a)(1)–(3) calling for the preparation of  a subsequent EIR have occurred. As stated in CEQA Guide-
lines Section 15162 (Subsequent EIRs and Negative Declarations): 

Section 15162 

When an EIR has been certified or negative declaration adopted for a project, no subsequent EIR shall be 
prepared for that project unless the lead agency determines, on the basis of  substantial evidence in the light 
of  the whole record, one or more of  the following: 

(1) Substantial changes are proposed in the project which will require major revisions of the pre-
vious EIR or negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant effects; 

(2) Substantial changes occur with respect to the circumstances under which the project is under-
taken which will require major revisions of the previous EIR or negative declaration due to 
the involvement of new significant environmental effects or a substantial increase in the se-
verity of previously identified significant effects; or 

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete or negative declaration was adopted, shows any of the following: 

(a) The project will have one or more significant effects not discussed in the previous EIR or 
negative declaration; 

(b) Significant effects previously examined will be substantially more severe than shown in 
the previous EIR; 

(c) Mitigation Programs or alternatives previously found not to be feasible would in fact be 
feasible and would substantially reduce one or more significant effects of the project, but 
the project proponents decline to adopt the mitigation Program or alternative; or 

(d) Mitigation Programs or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation Program or al-
ternative. 

1.5.1 Rationale for Preparing an EIR Addendum 
Since, there have been CEQA changes since 2004 in regard to analyzing environmental topics, this addendum 
serves to analyze the changes and determine whether the proposed project would result in significant changes 
that were not analyzed or considered in the EIR. Table 1-2, High-Level CEQA Changes, summarizes the high 

Page 446 of 515



A D D E N D U M  T O  T H E  G E N E R A L  P L A N  E I R  F O R  T H E  Y U B A  C I T Y  G E N E R A L  P L A N  U P D A T E  2 0 4 0  
C I T Y  O F  Y U B A  

1. Addendum to the Adopted General Plan EIR 

Page 6 PlaceWorks 

level CEQA changes that have occurred after the adoption of  the 2004 General Plan EIR. Table 1-2 also 
provides analysis of  these changes to the proposed project.  

As stated in CEQA Guidelines Section 15164 (Addendum to an EIR): 

(a) The lead agency or responsible agency shall prepare an addendum to a previously certified EIR 
if some changes or additions are necessary but none of the conditions described in Section 15162 
calling for preparation of a subsequent EIR have occurred. 

(b) An addendum to an adopted negative declaration may be prepared if only minor technical 
changes or additions are necessary or none of the conditions described in Section 15162 calling 
for the preparation of a subsequent EIR or negative declaration have occurred. 

(c) An addendum need not be circulated for public review but can be included in or attached to the 
final EIR or adopted negative declaration. 

(d) The decision-making body shall consider the addendum with the final EIR or adopted negative 
declaration prior to making a decision on the project. 

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162 
should be included in an addendum to an EIR, the lead agency’s findings on the project, or 
elsewhere in the record. The explanation must be supported by substantial evidence. 

A copy of  this addendum, and all supporting documentation, may be reviewed or obtained at the City of  Yuba 
Development Services Department, 1201 Civic Center Blvd. Yuba City, California 95993. 
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Table 1-2 High-Level CEQA Changes 
Topic Date Overview Analysis 

Tribal Consultation  
AB  52 2015 Amended CEQA to create a separate category of cultural resources, 

“tribal cultural resources” (Pub. Resources Code §21074) and pro-
vides that a project with an effect that may cause a substantial ad-
verse change in the significance of a tribal cultural resource is a pro-
ject that may have a significant effect on the environment (Pub. 
Resources Code §21084.2). Public agencies shall, when feasible, 
avoid damaging effects to any tribal cultural resource. (Pub. Re-
sources Code §21084.3 (a)). 

 

Applies to any project for which a notice of preparation, a notice of 
negative declaration, or a mitigated negative declaration is filed on or 
after July 1, 2015. 

This Addendum serves a previously certified EIR, in accordance with Section 
15164 of the CEQA Guidelines. An Addendum was determined to be the most 
appropriate document because none of the conditions described in Section 
15162, calling for preparation of a subsequent EIR or MND, have occurred. The 
Addendum addresses minor technical changes or additions and confirms that 
the proposed project is consistent with what was previously analyzed under the 
2004 EIR. Therefore, the AB 52 procedures specified in PRC Sections 21080.3. 
1(d) and 21080.3.2 do not apply and no tribal consultation under AB 52 is re-
quired. 

Subsequent projects facilitated by the General Plan Update would still be re-
quired to follow AB 52 and other tribal regulations 

SB 18 2005 Requires local governments to contact, provide notice to, refer plans 
to, and consult with tribes prior to the adoption or amendment of a 
general plan or a specific plan, or the designation of open space. 
(Gov. Code §65352.3). 

This regulation would not change the impacts in the previous EIR but rather 
gives tribes the opportunity for consultation on the proposed project.  

Subsequent projects facilitated by the General Plan Update would still be re-
quired to follow SB 18 and other tribal regulations 

Transportation  
SB 743 2013 Amended CEQA Guidelines to change how lead agencies evaluate 

transportation impacts under CEQA, with the goal of better measuring 
the actual transportation-related environmental impacts of any given 
project. 

Evaluated by examining whether the project is likely to cause automo-
bile delay at intersections and congestion on nearby individual high-
way segments, and whether this delay will exceed a certain amount 
(Level of Service analysis). 

Starting on July 1, 2020, agencies analyzing the transportation im-
pacts of new projects must now look at a metric known as vehicle 
miles traveled (VMT) instead of LOS. VMT measures how much ac-
tual auto travel (additional miles driven) a proposed project would cre-
ate on California roads. If the project adds excessive car travel onto 
our roads, the project may cause a significant transportation impact. 

 

As noted in Section 1.2, General Plan EIR, the General Plan EIR analyzes the 
General Plan VMT impact when evaluating Air Quality Impacts. 

The analysis provided adequately addresses the potential physical impacts as-
sociated with implementation of the proposed project as the General Plan EIR 
analyzed a higher population than that proposed for the General Plan update.  
Therefore, this analysis is conservative, any impacts of the proposed General 
Plan update would be qualitatively less, and the project will not have a more sig-
nificant effect than previously assessed in the General Plan EIR.  
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Parking 2010 Governor’s Office of Planning and Research amended Appendix G of 
the CEQA Guidelines to remove the significance criterion about inade-
quate parking capacity.  

This change removes an environmental impact that would be analyzed; there-
fore the proposed project would not result in any new changes. 

Energy  
Amendments 
to the CEQA 
Guidelines 

2019 The revised CEQA Guidelines also add a new impact category – “En-
ergy” – to Appendix G, incorporating the changes to Section 
15126.2(b). 

Section 15126.2(b) was added to the Guidelines to capture the re-
quirements in Appendix F (Energy Conservation). The section re-
quires an analysis of a project’s energy use to determine if the project 
will result in significant effects due to wasteful, inefficient, or unneces-
sary use of energy. 

This analysis should include the project’s energy use for all project 
phases and components, including transportation-related energy, dur-
ing construction and operation. This analysis is subject to the rule of 
reason and shall focus on energy use that is caused by the project—a 
full “lifecycle” analysis that would account for energy used in building 
materials and consumer products will generally not be required.  

A new question was also added to the CEQA Checklist related to use 
of energy resources and potential conflicts with state or local plans for 
renewable energy or energy efficiency. 

The General Plan EIR analyzes energy sources from new development under 
Section 5.2, Irreversible Environmental Changes, stating that new development 
under General Plan requires energy from existing sources, causing irreversible 
environmental change and increased nonrenewable resource usage. 

The 2040 General Plan Update’s Safety Element includes energy policies for 
new development; however impacts regarding energy under the proposed pro-
ject would be similar to those in the 2004 General Plan EIR.  As a result, any im-
pacts of the proposed General Plan update would not have a more significant ef-
fect than previously assessed in the General Plan EIR or result in a new 
significant impact.  

 

Climate Change  
Amendments 
to the CEQA 
Guidelines 

2019 Section 15064.4 Determining the Significance of Impacts from Green-
house Gas Emissions, has been amended in the following manner: 

Subsection (a) has been revised to replace the word “should” with 
“shall” with regard to a lead agency’s duty to make a good faith effort 
to estimate or describe a project’s greenhouse gas emissions. The 
Natural Resources Agency (“Agency”) made this change to clarify that 
lead agencies must not just provide information regarding climate 
change but decide of whether a project’s GHG emissions are signifi-
cant. 

Subsection (b) has been revised to add four new sentences. 

- The first sentence clarifies that the focus of analysis must 
be on the project’s effect on climate change, not simply a 
quantification of emissions and/or comparison of how a pro-
ject’s emissions compare to statewide or global emissions. 
The Agency also clarified that only a project’s “reasonably 

Greenhouse gas emissions are considered in the 2004 General Plan EIR when 
analyzing burning of fossil fuels for electricity, heat, and transportation. 

The 2004 General Plan EIR determined development under the existing General 
Plan requires energy from existing sources, causing irreversible environmental 
change and increased nonrenewable resource usage. The 2004 General Plan 
EIR also determined that the population growth under the existing General Plan 
would cause an increase in VMT, which in turn would increase criteria air pollu-
tant emissions. 

The analysis provided adequately addresses the potential physical impacts as-
sociated with implementation of the proposed project since the General Plan 
EIR estimates a higher population and units than the proposed project; therefore 
this analysis is conservative. (see Section 2.1, Environmental Analysis below)  
As a result, any impacts of the proposed General Plan update would be qualita-
tively less, and the project will not have a more significant effect than previously 
assessed in the General Plan EIR.  

Page 449 of 515



A D D E N D U M  T O  T H E  G E N E R A L  P L A N  E I R  F O R  T H E  Y U B A  C I T Y  G E N E R A L  P L A N  U P D A T E  2 0 4 0  
C I T Y  O F  Y U B A  

1. Addendum to the Adopted General Plan EIR 

November 2024 Page 9 

foreseeable incremental contribution” to the effects of cli-
mate change need be evaluated, and that lead agencies 
need not and should not speculate. 

- The second sentence clarifies that a project’s incremental 
contribution may be cumulatively considerable even if it ap-
pears relatively small compared to statewide, national or 
global emissions. 

- The third sentence requires lead agencies to consider a 
timeframe for the analysis that is appropriate for the project, 
perhaps driven by a project’s intended life or by the length 
of time over which it will be implemented. 

- The fourth sentence clarifies that a lead agency’s analysis 
must reasonably reflect evolving scientific knowledge and 
state regulatory schemes so as to “stay in step with evolving 
scientific knowledge and state regulatory schemes.” 

Subsection (b)(3) was amended to clarify that in determining the sig-
nificance of a project’s impacts, the lead agency may consider a pro-
ject’s consistency with the State’s long-term climate goals or strate-
gies, provided that substantial evidence supports the agency’s 
analysis of how those goals or strategies address the project’s incre-
mental contribution to climate change and its conclusion that the pro-
ject’s incremental contribution is consistent with those plans, goals, or 
strategies. As the Court stated in Center for Biological Diversity v. 
Dept. of Fish & Wildlife (2015) 62 Cal.4th 204, 227, lead agencies 
must establish through substantial evidence “a quantitative equiva-
lence” between a given statewide plan’s comparison and the EIR’s 
project-level comparison. 

Subsection (c) mainly reflects language previously located in subsec-
tion (a)(1) regarding a lead agency’s discretion to select a model or 
methodology to quantify emissions. The Agency meant to clarify that 
models play a role not only in estimating a project’s greenhouse gas 
emissions, but also in determining baseline emissions and applying 
thresholds. As noted by the Agency when a single quantitative method 
is used, the lead agency must research and document the quantitative 
parameters essential to that method. (Center for Biological Diversity v. 
Dept. of Fish & Wildlife (2015) 62 Cal.4th 204, 228 

SB 32  SB 32 requires that California Air Resources Board (CARB) in its next 
update to the AB 32 Scoping Plan “ensure that statewide greenhouse 
gas emissions are reduced to at least 40 percent below the statewide 
greenhouse gas emissions limit no later than December 31, 2030” 
(new Health and Safety Code Section 38566). 

SB 32 required CARB to prepare another update to the Scoping Plan to address 
the 2030 target for the state 

As mentioned, this regulation does not directly affect GHG impacts but rather di-
rects CARB to set GHG thresholds of significance with SB 32. It is up to the lead 
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While not a CEQA bill, SB 32 relates to CEQA in that the 2030 target 
will also carry over to CEQA analyses and the CARB’s emissions re-
duction target will figure into GHG thresholds of significance for CEQA 
documents at the lead agency level. 

agency to establish thresholds for GHG impacts.  Additionally, the General Plan 
EIR has already assessed GHG impacts as noted above.  

Wildfire  
Amendments 
to the CEQA 
Guidelines 

2019 A new Section XX has been added to Appendix G to address the 
need to evaluate wildfire impacts. This section focuses on whether 
projects located in or near state responsibility areas (where the state 
has financial responsibility of preventing and suppressing fires), or 
lands classified as very high fire severity zones by local agencies, 
would: 

- “Substantially impair an adopted emergency response plan 
or emergency evacuation plan;” 

- “Due to slope, prevailing winds, and other factors, exacer-
bate wildfire risks, and thereby expose project occupants to, 
pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire;” 

- “Require the installation or maintenance of associated infra-
structure (such as roads, fuel breaks, emergency water 
sources, power lines, or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts 
to the environment;” or 

- “Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a result 
of runoff, post-fire slope instability, or drainage changes.” 

CalFire publishes Fire Hazard Severity Zone Maps for all regions. 
Lead agencies and project proponents can review the CalFire maps to 
determine whether a given project site will be subject to the new 
CEQA wildfire impacts analysis. 

According to CALFIRE mapping, portions of Yuba City are within a Moderate 
Fire Hazard Severity Zone in Local Responsibility Areas (LRA) (CALFIRE 2007). 

Although the 2004 EIR does not analyze impacts in regard to wildfire, the City’s 
existing Safety Element and 2007 Sutter County Multi-Hazard Mitigation Plan 
(MHMP) addressed wildfire impacts for the City of Yuba.  

The Sutter County MHMP states that wildfire was of limited concern to Yuba City 
since the city had no history of large damaging fires and considered moderately 
vulnerable to wildfires. No further analysis was conducted (Sutter 2007, pg. 
221). Since the city is mapped as Moderate Fire Hazard Severity Zone, then the 
analysis in the Sutter County MHP would still apply.  

The existing Safety Element provides information for the protection of the com-
munity from unreasonable risk associated with the effects of wildland and urban 
fires. The Safey Element included policies that would address wildfire impacts 
such as Policy 9.4-I-1 which states to maintain the fire department performance 
objectives and response standards for structure and wildland fires; Policy 9.4-I-6 
which reviewed proposed development for compliance with adopted fire safety 
standards and staffing ratios; Policy 9.4-I-7 which states to conduct building and 
fire code enforcement to ensure safe structures; and Policy 9.4-I-8 which re-
quires to extend water distribution pipes to maintain and improve fire water 
flows.  

The proposed Safety Element acknowledges low wildfire risk in Yuba City, but 
drier weather and climate change are expected to increase wildfires in Sutter 
County and surrounding areas. The proposed Safety Element would include 
similar and additional policies aimed at reducing wildfire impacts. Impact 3.10b 
in the General Plan EIR analyzes if new development would interference with an 
existing emergency response plan or emergency evacuation plan. 

Impact 3.11a and 3.11b in the General Plan EIR analyzes if new development in 
Yuba City could be subject to the effects of geologic hazards. 

As a result, there is no new information of substantial importance that the Gen-
eral Plan update would result in any of the conditions of CEQA Guidelines sec-
tion 15162(3) being triggered with regarding to wildfire impacts. 
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SB 1260 2018 SB 1260 establishes additional requirements for local general plans 
and subdivisions relative to regulating new development in very high 
hazardous fire areas and the review of safety elements, regulatory 
standards, and subdivision maps by the State Board of Forestry and 
Fire Protection. This bill provides that the Board of Forestry and Fire 
Protection’s Vegetation Treatment Program Programmatic EIR, when 
certified, will serve as the programmatic environmental document for 
prescribed fires initiated by a third party authorized by CalFire. 

This would not affect Yuba City as the city is not within a Very High Fire Hazard 
Severity Zone designated by CalFire.  (See discussion, above.) 

SB 1241 2013 SB 1241 amends the general plan safety element requirements for 
state responsibility areas (SRAs) and very high fire hazard severity 
zones and require the safety element, at the next revision of the hous-
ing element on or after January 1, 2014, and thereafter upon each re-
vision of the housing element, to be reviewed and updated as neces-
sary to address the risk of fire in SRAs and very high fire hazard 
severity zones, considering specified considerations. SB 1241 re-
quires OPR, on or after January 1, 2013, in cooperation with the De-
partment of Forestry and Fire Protection, to prepare, develop, and 
transmit to the Secretary of the Natural Resources Agency recom-
mended proposed amendments to the Initial Study checklist for the in-
clusion of questions related to fire hazard impacts for projects in SRAs 
and very high fire hazard severity zones. The Secretary will be re-
quired to adopt revisions to the Initial Study checklist in this regard. 

This would not affect Yuba City as the city is not within a Very High Fire Hazard 
Severity Zone designated by CalFire.  (See discussion, above.) 

Housing/Land Use  
AB 1739  This bill is part of the 2014 groundwater management legislation pack-

age (other bills are SB 1168 and SB 1319) and addresses the for-
mation and responsibility of “groundwater sustainability agencies.” 
Water Code Section 10736.2 establishes a new statutory exemption 
for “any action or failure to act” by the State Water Resources Control 
Board under its authority to review proposed groundwater sustainabil-
ity plans and to designate a basin as a probationary basin. 

CEQA would still apply to the adoption or amendment of an interim 
plan pursuant to Section 10735.8. 

Provides CEQA exemptions for the preparation and adoption of GSPs 

As the proposed project is a General Plan Update, this regulation does not ap-
ply, nor does it affect impacts. 

The GP EIR analyzes groundwater under Impact 3-6a and 3-6b which both de-
termined that the buildout from the existing General Plan would not result in sig-
nificant impacts to groundwater resources.  

Given the proposed project would not result in land use changes nor an increase 
in population for the planning horizon year of 2040, the impacts determined in 
the General Plan EIR would be adequate for the proposed project.  As a result, 
any impacts of the proposed General Plan update would be qualitatively not 
more than, or less than, that previously assessed, the project will not have a 
more significant effect than previously assessed in the General Plan EIR.   

General Plan  
SB 1000 2016 Requiring local governments to identify environmental justice commu-

nities (called “disadvantaged communities” or “DACs”) in their jurisdic-
tions and address environmental justice in their general plans. This 
new law has several purposes, including to facilitate transparency and 
public engagement in local governments’ planning and decision mak-
ing processes, reduce harmful pollutants and the associated health 

The 2040 General Plan Update includes goals, policies, and objectives prioritiz-
ing improvements and programs to address the needs of DACs, particularly as 
they pertain to the following: civic engagement, food access, safe and sanitary 
housing, physical activity, pollution exposure, public facilities, and unique and 
compound health risks. 
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risks in environmental justice communities, and promote equitable ac-
cess to health-inducing benefits, such as healthy food options, hous-
ing, public facilities, and recreation. 

The inclusion of this Element would not either be part of a project subject to 
CEQA, or would be the communication and outreach requirements leading to a 
future action, the policies, actions, and goals.  As such, it would not result in 
physical environmental impacts, would not result in any of the conditions of 
CEQA Guidelines section 15162(3) being met, and as a result no additional 
analysis is required by this Addendum.  

Page 453 of 515



 

November 2024 Page 13 

2. CEQA Analysis 
2.1 ENVIRONMENTAL ANALYSIS 
The proposed project contains policies related to agriculture, land use, circulation, climate change, housing, 
conservation, open space, economic development, historic resources, community design, environmental justice, 
air quality, noise, and safety.  While the proposed update will incorporate the Housing Element approved as 
part of  the most recent review cycle, the Housing Element has already been environmentally assessed through 
an Addendum to the General Plan EIR and no changes are being proposed to the same, and the proposed 
project will be consistent with the adopted Housing Element. The General Plan is largely designed to be self-
mitigating by incorporating policies and implementation programs that address and mitigate environmental 
impacts related to implementing the General Plan.  

As depicted in Table 1-1, the proposed project’s projected population in 2040 is104,740. The existing General 
Plan’s projected population in 2025 was projected to be 108,377. According to the Department of  Finance 
(DOF), the Yuba City Sphere of  Influence (SOI), including the City of  Yuba City and surrounding unincorpo-
rated areas, contained approximately 89,437 people as of  2023 (DOF 2023). As described in greater detail, 
above, the current (2023) and proposed (2040) population for the City and SOI are both below what is analyzed 
in the General Plan EIR, impacts analyzed under the General Plan EIR adequately addresses the potential 
physical impacts associated with implementation of  the proposed project. While plan-to-plan analysis is gener-
ally not used, in this context it is appropriate because the growth anticipated in the existing General Plan and 
evaluated in the EIR has not yet materialized and will remain below the original projections. Therefore, the 
analysis in the EIR that anticipated development remains valid because the projected population with the pro-
posed project is below the originally projected figures. Additionally, the policies and ordinances included with 
the existing General Plan remain in place to mitigate the impacts of  the proposed project. Similarly, the devel-
opment standards adopted to implement the existing General Plan that would help with drainage, road devel-
opment, noise, dust control, and other construction impacts also remain in place and would apply to the pro-
posed project.  As a result, any impacts of  the proposed General Plan update would be qualitatively less, the 
project will not have a more significant effect than previously assessed in the General Plan EIR, none of  the 
conditions set forth in CEQA Guidelines Section 15163(a)(1-3), and an addendum is warranted consistent with 
CEQA Guidelines section 15164(a).  

Table 1-2 provides a high-level overview of  CEQA changes that have occurred since the adoption of  the Yuba 
City General Plan EIR and certification of  the General Plan EIR. Table 1-2 also provides analysis of  these 
changes in regard to the proposed project. As shown in Table 1-2 the changes to CEQA since certification of  
the EIR would not significantly affect the proposed project or the impacts analyzed in the General Plan EIR. 
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2.2 FINDINGS 
The discussion in this addendum confirms that the proposed project has been evaluated for significant impacts 
pursuant to CEQA. The discussion is meaningfully different than a determination that a project is “exempt” 
from CEQA review because the proposed General Plan Update is not exempt. Rather, the determination here 
is that the General Plan Update does not require major revisions to the General Plan EIR due to the involve-
ment of  new significant environmental impacts or substantial increases to the severity of  previously identified 
significant environmental impacts.  Among others, this is because the proposed update is focused on refining 
and refreshing policy issues to be consistent with the latest requirements and practice standards and does not 
propose changes to land use or other items that could have an impact greater than that which has already been 
fully assessed.   Furthermore, future development projects facilitated by the General Plan Update would con-
tinue to be subject to the requirements of  CEQA as to any project-level environmental review that may be 
required. In addition, the General Plan Update’s projected population for the horizon year is less than the 
projected population described in the General Plan EIR. Therefore, the General Plan EIR provides a sufficient 
and adequate analysis of  the environmental impacts of  the proposed General Plan.  

There are no substantial changes in the circumstances or new information that was not known and could not 
have been known at the time of  the adoption of  the General Plan EIR. The proposed project consists entirely 
of  land uses permitted by project sites’ existing General Plan land use designation and zoning and represents 
no change from the impacts that were assumed and analyzed by the General Plan EIR.  

As a result, and for the reasons explained in this addendum, the project would not cause any new significant 
environmental impacts or substantially increase the severity of  significant environmental impacts disclosed in 
the General Plan EIR. Thus, the proposed project does not trigger any of  the conditions in CEQA Guidelines 
Section 15162 allowing the preparation of  a subsequent EIR, and the appropriate environmental document as 
authorized by CEQA Guidelines Section 15164(b) is an addendum. This EIR addendum has been prepared 
accordingly. 

The following identifies the standards set forth in Section 15162 of  the CEQA Guidelines as they relate to the 
proposed project. 

1. No substantial changes are proposed in the project which would require major revisions of the 
EIR due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects. 

No substantial changes are being proposed in the project as contemplated by this standard.  Instead, this project 
merely proposes refinements to address the latest legal requirements and refreshes policies best practices for 
general plans, etc.  As described in Table 1-2, which highlights and evaluates these refinements within the con-
text of  CEQA, these changes in law and best practices are not “substantial” as compared to the existing General 
Plan.  Any modifications to an element that could potentially result in additional physical impacts to the envi-
ronment (such as changes to land use, intensity of  development, and potential resulting effects on noise, traffic, 
air quality, GHG, agricultural land conversion, etc.) are simply not present here.  Instead, the proposed refine-
ments essentially maintain at or below the existing status quo regarding environmental impacts.  Further, there 

Page 455 of 515



A D D E N D U M  T O  T H E  G E N E R A L  P L A N  E I R  F O R  T H E  Y U B A  C I T Y  G E N E R A L  P L A N  U P D A T E  2 0 4 0  
C I T Y  O F  Y U B A  

2. CEQA Analysis 

November 2024 Page 15 

are no new significant environmental effects that were not previously assessed in the General Plan EIR.   Given 
that the proposed project is not proposing substantial changes, the update would not result in physical changes 
more substantial than those already assessed, then no major revisions of  the General Plan EIR are required. 
Likewise, the proposed refinements would not result in the severity of  any previously identified significant 
effects that were assessed in the General Plan EIR.  

2. No new information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the EIR was certified shows: 

a. The project will have one or more significant effects not discussed in the previous EIR. 

As previously discussed, the proposed project would result in a smaller, less impactful, population and resulting 
buildout as compared to that currently anticipated by the current General Plan.  This means that the proposed 
refinements would qualitatively result in environmental impacts at or below the existing status quo.  These status 
quo effects have already been discussed and analyzed in the General Plan EIR.  There is no substantial evidence 
in the record that the update to the General Plan will have one or more significant effects not previously as-
sessed in the General Plan EIR. 

b. Significant effects previously examined will be substantially more severe than shown in the 
previous EIR. 

As previously discussed, the proposed project does not introduce new changes to land use, population, intensity 
of  development, or other items which could have a substantially more sever impact.  Instead, the proposed 
refinements would result in a reduction of  approximately 3,600 people as part of  the resulting buildout.  Given 
the General Plan EIR analyzed a greater population and impacts, the proposed refinements would qualitatively 
result in environmental impacts at or below those assessed in the General Plan EIR.  Further, there is no 
substantial evidence that any of  the significant effects previously examined would be more severe than as shown 
in the General Plan EIR.  Therefore, the assessment impacts in the General Plan EIR are adequate for the 
proposed project as contemplated by CEQA.  

c. Mitigation measures or alternatives previously found not to be feasible would in fact be feasi-
ble and would substantially reduce one or more significant effects of the project, but the pro-
ject proponents decline to adopt the mitigation measure or alternative. 

 The 2004 General Plan did have mitigation and alternatives determined to be infeasible.  With regard to alter-
natives, the “no project” alternative was not found to be not feasible in the EIR.  The “no project” alternative 
remains infeasible for not only the reasons previously identified by the City when approving the General Plan 
in 2004, but also because there has been intervening development consistent with the 2004 General Plan and 
i) it is now not reasonably feasible to turn back time to original “no project” development under the prior (pre 
2004) General Plan; and ii) the current “no project” would be to retain the existing 2004 General Plan which 
would not result in a General Plan consistent with state law.  The same logic applies to Sketch Plan Alternative 
A and Sketch Plan Alternative B, both of  which were identified as more environmentally impactful than the 
proposed 2004 General Plan.  (See General Plan EIR p. 4-17.)  The proposed project does not make any land 
use or policy changes that would reduce the environmental impacts to either Alternative A or Alternative B as 
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evaluated in the General Plan EIR to a level where adopting them would make sense. There were no other 
alternatives identified in the General Plan EIR and as noted in this Addendum, there are no changes to the 
General Plan in the proposed project that would result in the need for a new alternative.  

Additionally, the General Plan EIR acknowledged significant, unavoidable impacts created by full implementa-
tion of  the General Plan for the relative degradation of  air quality in the immediate Yuba City area and the loss 
of  agricultural land.  While several policies and other items served to reduce the impacts, no specific proposed 
mitigation was identified which was then found to be infeasible.  General findings were made that no additional 
mitigation was feasible.  (See General Plan EIR, p. 3-48, 3-83.) 

Regardless, nothing has changed that would now render mitigation measures and alternatives feasible for the 
refinement to the General Plan for all of  the same reasons previously identified by the City as part of  approval 
of  the General Plan and its EIR.  As a result, the analysis for this item has been satisfied.. 

d. Mitigation measures or alternatives which are considerably different from those analyzed in 
the previous EIR would substantially reduce one or more significant effects on the environ-
ment, but the project proponents decline to adopt the mitigation measure or alternative.  

There are no mitigation measures or alternatives that are considerably different from those analyzed in the 
General Plan EIR.  Likewise, any such mitigation or alternatives would not reduce one or more significant 
effects of  the significant impacts on agricultural or air quality.  The proposed project would have the same, or 
slightly reduced significant impacts as the previously certified General Plan EIR, and all associated policies and 
mitigation measures identified in the General Plan EIR to reduce physical environmental effects would apply 
to all future development and have the same mitigating effect.  As previously noted, this project merely pro-
poses refinements to address the latest legal requirements and refreshes policies best practices for general plans, 
etc., while maintaining the same underlying land uses or otherwise reducing environmental impacts as compared 
to the existing General Plan.  There would be no new significant impacts resulting from adoption of  the General 
Plan Update; therefore, there would be no new mitigation measures or alternatives required for the proposed 
project. 
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Agenda Item 20 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Public Works  
    
Presentation By: Ben Moody, Public Works & Development Services Director  
    
 

 
 
Summary  
    
Subject: City Wide Traffic Demand Model Update  
    
Recommendation: Adopt a Resolution Accepting the Travel Demand Model Development Report, 

dated October 2020 prepared by Fehr & Peers, updating the City’s Travel 
Demand Model for General Plan Buildout conditions 

    
Fiscal Impact: No immediate fiscal impacts are associated with this item. Costs for determined 

transportation improvements will be further analyzed and considered with a 
future update to the City’s Road Impact Fee Nexus Study  

    
 

 
 
Purpose: 
 
To implement a comprehensive update of the City’s travel demand model and Transportation Element 
of the General Plan to reflect changes and policies over the past two decades. 
 
Council’s Strategic Goals: 
  
This item supports Council’s Strategic Goals of Fiscal Responsibility and Infrastructure by ensuring that 
development constructs the appropriate roadway network to align with projected City growth. 
 
Background: 
  
An accurate, updated traffic model is very important to the City because it establishes the foundation for 
roadway and circulation needs to ensure that the City is systematically developing and constructing 
transportation infrastructure that aligns with the City’s ultimate needs. 
  
On March 5, 2019, Council authorized a professional services agreement with Fehr & Peers, a 
transportation consulting firm, to update the City's travel demand model.  
 
Analysis: 
  
The Travel Demand Model Development Report, dated October 2020 prepared by Fehr & Peers 
(Attachment 2) analyzed the current City Sphere of Influence, including the Bogue Stewart Master Plan 
and the prior Lincoln East Specific Plan areas to reflect changes to land uses and transportation needs. 
City staff, in conjunction with the consultant, have thoroughly coordinated to update the City-wide travel 
demand model utilizing the best available data and criteria to meet the City’s General Plan growth 
projections, key items of consideration in the report included: 
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• “Right” sizing roadways to avoid overdevelopment, which leads to higher costs to construct, 
maintenance, and unnecessary speeds.   

• Updating the City’s growth boundary and land uses to reflect changes to the General Plan over 
the last two decades.   

• Determining new data and criteria to align with new State laws to evaluate vehicle miles 
traveled, in addition to level of service criteria.  

 
The resulting lane numbers and functional classification of the proposed roadway network are shown in 
Attachment 3. Staff has been utilizing the Travel Demand Model Report when analyzing new 
development since completion in 2020, with the report being the best available data for consideration. 
With the finalization of the General Plan Amendment, which includes updating the Circulation Element 
to reflect the Travel Demand Model findings, and with the report planned to be utilized as the basis for a 
future Road Impact Fee Nexus Study, staff recommends formally adopting the report. 
 
Fiscal Impact: 
  
No immediate fiscal impacts are associated with adopting the updated traffic model.  However, the 
roadway network determined creates the basis for calculating Road Development Impact Fees.  With 
the traffic model update, there are immediate changes that will affect costs, including the addition of 
areas in the Bogue Stewart Master Plan and lane number reductions where it has been determined that 
revised growth projections and vehicle miles traveled do not require the number of additional lanes in 
certain areas, to better align with actual needs.  
  
Staff is currently coordinating an update to the Road Development Impact Fee Nexus study for ultimate 
Council consideration.  Public Workshops to provide information and policy direction are anticipated to 
occur over the next few months. 
 
Alternatives: 

1. Do not adopt the traffic demand model update.  This may lead to development delays 
associated with determining necessary infrastructure, financial, and environmental needs. 

2. Delay or modify recommended action.  

 
Recommendation: 
  
Adopt a Resolution Accepting the Travel Demand Model Development Report, dated October 2020 
prepared by Fehr & Peers, updating the City’s Travel Demand Model for General Plan Buildout 
conditions.  
 
Attachments: 
1. Attachment 1 - Resolution - Traffic Model Update Adoption 
2. Exhibit 1A - Travel Demand Model Development Report 
3. Attachment 2 - Lane Numbers and Functional Classification Exhibit 
 
Prepared By: Submitted By: 
Benjamin K. Moody 
Public Works and Development Services Director  

Diana Langley 
City Manager  
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RESOLUTION NO. _________

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY 
ACCEPTING THE TRAVEL DEMAND MODEL DEVELOPMENT REPORT UPDATING THE 

CITY’S TRAVEL DEMAND MODEL AND UPDATING THE GENERAL PLAN 
TRANSPORTATION ELEMENT AND ASSOCIATED ROADWAY NETWORK

WHEREAS, an accurate, updated traffic model is very important to the City because it 
establishes the foundation for roadway and circulation needs to ensure that the City is 
systematically developing and constructing transportation infrastructure that aligns with the 
City’s ultimate needs; and,

WHEREAS, the City has contracted with Fehr & Peers, a transportation consulting firm, 
for the development of the City’s travel demand model update; and

WHEREAS, the Travel Demand Model Development Report, dated October 2020 
prepared by Fehr & Peers (Exhibit A) analyzed the current City sphere of influence to reflect 
land use and transportation needs and changes; and

WHEREAS, City staff, in conjunction with Fehr & Peers, has thoroughly coordinated to 
update the City-wide travel demand model to provide the best available data and criteria to meet 
the City’s General Plan growth projections and criteria; and

WHEREAS, the travel demand model update includes “right” sizing roadways to avoid 
overdevelopment, updating the City’s growth boundary and land uses to reflect changes to the 
General Plan over the last two decades, and determining new data and criteria to align with new 
State laws. 

NOW, THEREFORE, be it resolved by the City Council of the City of Yuba City as 
follows:

1. The City Council finds that all the facts set forth in the recitals above are true and current 
and incorporated herein.

2. The City Council does hereby accept the Travel Demand Model Development Report, 
dated October 2020 prepared by Fehr & Peers, updating the City’s Travel Demand 
Model for General Plan Buildout conditions.

3. The City Council does hereby update the General Plan Transportation Element and 
associated Roadway Network, to reflect the updated Travel Demand Model Development 
Report determinations for roadway network functional classifications and number of travel 
lanes required for Buildout conditions.

4. The City Council has concurrently approved an Addendum to the 2004 General Plan EIR 
(SCH No. 2001072105) as part of the 2040 General Plan update. The 2040 General 
Plan included an update to the Circulation Element, which encompassed the travel 
demand model update. As such further CEQA is not required, as CEQA has been 
completed for this project.
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The foregoing resolution was duly and regularly introduced, passed, and adopted by the 
City Council of the City of Yuba City at a regular meeting thereof held on the 21st day of 
January, 2025.

AYES:

NOES:

ABSENT:

Dave Shaw, Mayor

ATTEST:

Ciara Wakefield, City Clerk

APPROVED AS TO FORM
COUNSEL FOR YUBA CITY:

Shannon Chaffin, City Attorney
Aleshire & Wynder, LLP

Exhibit(s):

A. Exhibit 1A – Travel Demand Model Development Report 
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City of Yuba City Travel Demand Model Development Report  
                          October 2020 
 

1 
 

I. Base Year Model Development 

To develop the updated base year (2020) travel demand model, Fehr & Peers began with the current version 
of the City’s model and then made land use and roadway network adjustments. The base year model was 
originally developed to match 2004 conditions, but has since been updated occasionally by Fehr & Peers 
for project-level evaluations (e.g., El Margarita Master Plan). The following describes the process undertaken 
to update this model to a new 2020 (pre-COVID) base year. 

The City of Yuba City travel demand model is a traditional three-step model (trip generation, distribution, 
assignment) that covers the entire City.  The model includes the entirety of the City as well as City of 
Marysville portions of unincorporated Sutter County and Yuba County.  It includes State Route 99, State 
Route 20, Highway 65 and Highway 70.  It includes 21 “external gateways”, which represent roads, highways, 
and freeways that extend beyond the model limits. 

2020 LAND USE DEVELOPMENT 

Several adjustments to the model’s traffic analysis zone (TAZ) structure were initially made to reflect best 
practices in terms of TAZ boundaries, size, and centroid connections. Refer to Appendix A for TAZ map. The 
model’s trip generation, distribution, and assignment modules were left unchanged because those 
procedures are were found to still be valid (based on validation statistics presented later in this chapter).  

The approach for developing existing (2020) land uses within the City of Yuba City was to collect a variety 
of available data, and then review/interpret/analyze this data. The following sources were used to estimate 
the residential dwelling units and occupied non-residential space within the City limits. 

• Previous Base Year (2004) Yuba City travel demand model – data from this model was used for a 
variety of land use categories that have not likely changed much.  This includes golf courses, mall, 
cemetery, hospitals, convention centers, fairgrounds, and parks.  This data source is also used to 
compare the 2020 totals with 2004 land uses for reasonableness.  It also provides helpful data 
regarding land use totals in more established areas of the City. 

• Other Sources – Aerial imagery from Google Earth was reviewed and drive-by investigations were 
performed to confirm built / occupied buildings in various parts of the City. Additionally, 
investigations were conducted to determine the proper designation for several developed land use 
parcels, as to whether they were best classified as light industrial or office.  

To confirm the accuracy of the 2020 land use totals, control total checks were made against the following 
sources: 

• 2018 ACS – the most recent American Community Survey (2018)1 estimates that the City of Yuba 
City has 24,071 housing units. Of this, almost 77 percent were single unit residents (attached and 
detached). 

 
1 American Community Survey Data Table 
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• LEHD Data – the most recent Longitudinal Employer-Household Dynamics (LEHD) data estimates 
that there were 19,181 primary jobs (21,122 total jobs) located within the City of Yuba City in 20172.  
A job density map indicated the greatest density of jobs were located along the State Route 20 
corridor between Walton Avenue and Gray Avenue. The work location and home locations of the 
workers in Yuba City map shows that 35 percent of those employed within Yuba City live within the 
City limits. 

Table 1 displays the existing (2020) land use totals within the City of Yuba City for key categories including 
single-family housing, multi-family housing, retail, mall, office, light industrial, and school uses.  

TABLE 1: YUBA CITY LAND USE TOTALS UNDER EXISTING (2020) CONDITIONS 

 Land Use Category Unit Yuba City 

Residential 
Single-Family Residential DU 18,468 

Multi-Family Residential DU 5,134 

Schools 

Elementary School Students 7,380 

Middle School Students 1,360 

High School Students 3,700 

Other School Students 1,263 

Retail 

Neighborhood Commercial KSF 592 

Community Commercial KSF 3,565 

Regional Commercial KSF 1,235 

Non-Retail 

Office KSF 1,126 

Light Industrial KSF 4,681 

Manufacture 1 KSF 0 

PQP KSF 230 
Notes:   
1 Base year model classifies manufacturing uses as light industrial. 
ksf = thousand square feet of occupied space. du = dwelling unit. 
Source: Fehr & Peers, 2020 

Key findings from this table include the following: 

• The 23,602 total dwelling units shown in Table 5 is 469 units less than the 2018 ACS total. This 
discrepancy of about two percent is fairly common when reviewing model land uses against control 
totals, and may be explained by timing of new construction, categorization of areas as within versus 
outside the City limits, and small errors in unit totals in individual TAZs.   

• Of the 23,602 total dwelling units, an estimated 78 percent are single-family, which closely matches 
the ACS estimate of 77 percent. 

 
2 On the Map LEHD Data 
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Table 2 presents an estimate of the number of persons employed within the City of Yuba City based on the 
model’s land use input.  For each category, a typical employee unit yield is assumed.  For schools, a value 
of 2,298 persons is shown based on employment by type data from the US Census.  This table shows that 
the employee yield estimate is within one percent of the US Census value (for all jobs).  It should be noted 
that the City’s model uses building area (represented in thousand square feet, or ksf) versus employees as 
a land use input. 

Among primary jobs within the City of Yuba City, 61 percent pay less than $40,000 per year according to 
the US Census.  The top five most common job types are:  

• Health Care and Social Assistance 
• Retail Trade 
• Accommodation and Food Services 
• Educational Services 
• Public Administration 

The City of Yuba City has an overall jobs-housing ratio of 0.88 (based on the 24,071 total dwelling units and 
21,122 total jobs).  As is discussed later, substantial proportions of Yuba City residents commute outside 
the City while substantial proportions of persons who work within the City limits commute from outside it. 

TABLE 2: YUBA CITY EMPLOYMENT ESTIMATE UNDER EXISTING (2020) CONDITIONS 

 Land Use Category Amount Unit Value Estimates Total Employees 

Retail 

Neighborhood Commercial 592 @2 per ksf 1,184 

Community Commercial 3,565 @2 per ksf 7,130 

Regional Commercial 1,235 @2 per ksf 2,470 

Non-Retail 

Office 1,126 @ 3 per ksf 3,378 

Light Industrial 4,681 @ 1 per ksf 4,681 

PQP 230 ksf @ 1 per ksf 203 

Educational Institutions 13,703 students 2,2981 2,2981 

Total Employees Based on Unit Values 21,371 

Primary Jobs in Yuba City (2017)1 19,181 

All Jobs in Yuba City (2017)1 21,122 
Notes: 1 US Census Bureau, 2017  
            ksf = thousand square feet of occupied space 
Source: Fehr & Peers, 2020 
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ROADWAY NETWORK DEVELOPMENT 

The 2020 base year roadway network was developed from the previous 2004 base year network. Where 
necessary, adjustments to the number of lanes, capacities, free-flow speeds, and permitted turning 
movements (particularly for centroid connections to TAZs) were made to the model to replicate current 
conditions.  The following sources were used to verify roadway network  

• Aerial imagery, Google Earth and Open streets maps 
• Field Visits  
• Regional Centerline file, Sacramento Area Council of Governments (SACOG) 

Figure 1 shows the number of travel lanes and functional class of existing roadways within the City.  Figure 
2 displays the existing Average Daily Traffic (ADT) on these streets as well as portions of State Route 20 and 
99.  

MODEL VALIDATION  

Model validation is the term used to describe model performance in terms of how closely the model’s 
output matches existing travel data in the base year. The extent to which model outputs match existing 
travel data validates the assumptions of the inputs.  This section presents the results of those validation 
tests for the updated City of Yuba City base year (2020) travel demand model.  The intent is for the model 
to be validated so that it accurately predicts conditions in 2020, for a pre-COVID condition. 

Traditionally, most model validation guidelines have focused on the performance of the trip assignment 
function in accurately assigning trips to the roadway network. This metric is called static validation, and it 
remains the most common means of measuring model accuracy. 

Models, however, are seldom used solely for static applications. By far the most common use of models is 
to forecast how a change in inputs would result in a change in traffic conditions. Therefore, another test of 
a model’s accuracy focuses on the model’s ability to predict realistic differences in outputs as inputs are 
changed. This method is referred to as dynamic validation. This section describes the results of both the 
static and dynamic validation tests.  

Static Validation 

The 2010 Regional Transportation Plan (RTP) Guidelines specify that travel demand models to be used in 
the preparation of RTPs should undergo a series of diagnostic tests to determine their ability to accurately 
estimate traffic volumes and other travel parameters. Fehr & Peers interprets this guidance to also extend 
to travel demand models being developed for other purposes such as fee programs, CIPs, LOS policy 
development, infrastructure studies, etc.  In accordance with this guidance, the model’s performance was 
evaluated using criteria described in the Caltrans Travel Forecasting Guidelines, 1992, Travel Model 
Improvement Program (TMIP) Model Validation and Reasonableness Checking Manual, 1997, and Fehr & 
Peers’ internal standards.  In particular, the following validation measures were evaluated: 

  

Page 469 of 515



Garden Hw
y

Pease Rd

S W
al

to
n 

Av
e

S T
ow

ns
hi

p 
Rd

S 
Ge

or
ge

 W
as

hi
ng

to
n 

Bl
vd

N 
W

al
to

n 
Av

e

Ti
er

ra
 B

ue
na

 R
d

Riverside Dr

Richland Rd

Ra
ilr

oa
d 

Av
e

Cl
ar

k 
Av

e

El
 M

ar
ga

rit
a 

Rd

Bridge St

Queens Ave

St
ab

le
r L

n

N 
Ge

or
ge

 W
as

hi
ng

to
n 

Bl
vd

Ha
rt

er
 P

ky

Th
ar

p 
Rd Gr

ay
 A

ve

Butte House Rd

S W
al

to
n 

Av
e

Li
ve

 O
ak

 B
lv

d

Lincoln Rd

Franklin Rd

Bogue Rd

Plum
as St

Ho
op

er
 R

d

Railroad Ave

E 
On

st
ot

t F
ro

nt
ag

e 
Rd

Stewart Rd

W
es

te
rn

 P
kw

y

Shasta St

Sutter St

Second St
Feather River

2 2
2

2

2

2

2

2

2
2

2

2

2

2 2

2

2

2 2 2 2

2

2

2

2

2

2

2

2

2

4

2

2

2

2
2 2 2

2

2

2

2 2
2

2

2 2

2

2

2 2 2

2

2

2

2

4 4
44

4 4

4

4

4
4

4

4

4

4

4
4

44
4

66

2

2

2422

4

4
4

2

2

4

2

2

2
4

4

2
5

4

Feather River

YUBA CITY

MARYSVILLE

\\F
ps

a0
3.f

pa
inc

.lo
ca

l\D
ata

\20
19

 Pr
oje

cts
\37

64
.00

_C
ON

F_
Yu

ba
_C

ity
_Im

pa
ct_

Fe
e_

Stu
dy

_M
od

el_
Up

da
te\

Gr
ap

hic
s\G

IS\
MX

D\
Fig

01
_F

Cla
ss

.m
xd

Number of Lanes
and Functional Classification -

Existing Conditions

Figure 1

∙þ99

∙þ20

X Roadway Number of Lanes
(Excluding turn pockets or
center turn lanes)

Functional Classification
Freeway

Parkway
Major Arterial

Minor Arterial
Collector
Local Street

Highway

Page 470 of 515



° °

°

°

°
°

°

°

°

°

°

°

°
°

° °
°

°

°

°

°

°

°

°

°

°

°

°

°

°

°

°

Garden Hw
y

Pease Rd

S W
al

to
n 

Av
e

S T
ow

ns
hi

p 
Rd

S 
Ge

or
ge

 W
as

hi
ng

to
n 

Bl
vd

N 
W

al
to

n 
Av

e

Ti
er

ra
 B

ue
na

 R
d

Riverside
Dr

Richland Rd

Ra
ilr

oa
d 

Av
e

Cl
ar

k 
Av

e

El
 M

ar
ga

rit
a 

Rd

Bridge St

Queens Ave

St
ab

le
r L

n

N 
Ge

or
ge

 W
as

hi
ng

to
n 

Bl
vd

Ha
rt

er
 P

ky

Th
ar

p 
Rd Gr

ay
 A

ve

Butte House Rd

S W
al

to
n 

Av
e

Li
ve

 O
ak

 B
lv

d

Lincoln Rd

Franklin Rd

Bogue Rd

Plum
as St

Ho
op

er
 R

d

Railroad Ave

E 
On

st
ot

t F
ro

nt
ag

e 
Rd

Stewart Rd

W
es

te
rn

 P
kw

y

Shasta St

Sutter St

Second St

7,200

9,100
5,200

6,500

3,500

5,500

9,700

7,200

8,500

10,300

11,380

13,60016,100
14,100

19,200

13,700

17,800

11,700

10,100

13,000
11,900

10,800

22,800

15,800

13,800

19,300

15,800

58101

29770

20,040

20,160

12,820

Feather River

Feather River

YUBA CITY

MARYSVILLE

\\F
ps

a0
3.f

pa
inc

.lo
ca

l\D
ata

\20
19

 Pr
oje

cts
\37

64
.00

_C
ON

F_
Yu

ba
_C

ity
_Im

pa
ct_

Fe
e_

Stu
dy

_M
od

el_
Up

da
te\

Gr
ap

hic
s\G

IS\
MX

D\
AD

T.m
xd

Average Daily Traffic Volumes -
Existing Conditions

° Average Daily Traffic Volume Location

Figure 2

∙þ99

∙þ20

x,xxx Average Daily Traffic Volume

Note: Traffic counts collected in March and April, 2019
while schools were in session.

Page 471 of 515



City of Yuba City Travel Demand Model Development Report  
                          October 2020 
 
 

7 
 

• Volume-to-Count Ratio – Divides the model volume by the actual traffic count for individual 
roadways throughout the model.   

• Percent of Links Within Caltrans Deviation Allowance – Calculated as the difference between the 
model and actual traffic count divided by the actual traffic count.  Result is then evaluated against 
prescribed deviation thresholds. 

• Correlation Coefficient – estimates the correlation (strength and direction of the linear relationship) 
between the actual traffic counts and the estimated volumes from the model. 

• Percent Root Mean Square Error (% RMSE) – is the square root of the model volume minus the 
actual count squared divided by the number of counts.  It is a measure similar to standard deviation 
in that it assesses the accuracy of the entire model. 

The model validation tests are performed for Daily, AM and PM peak hour conditions for a typical weekday 
in which schools are in session.  Fehr & Peers identified 27 roadway segments within the City of Yuba City 
and six segments of SR 99 and SR 20 for use in the validation tests.   The segments on City streets consist 
primarily of arterial roadways, which are situated at the City entry/exit points, across geographic boundaries 
(e.g., railroad or freeway overpasses), or on otherwise critical travel corridors throughout the City (e.g., 
overcrossings). Appendix A displays the existing weekday Daily, AM and PM peak hour volume on each 
segment based on traffic counts collected in Spring 2019. For each segment, the predicted traffic volume 
from the base year traffic model is also shown.   

Table 3 displays the results of the Daily, AM and PM peak hour validation tests including the applicable 
criteria for acceptance (see Appendix A for detailed calculations). As shown, the City of Yuba City (2020) 
base year travel demand model passes all three validation tests that have measurable acceptance criteria 
for the Daily, AM and PM peak hour model network.  
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TABLE 3: BASE YEAR TRAVEL DEMAND MODEL VALIDATION TESTS  

Validation Test Criteria for Acceptance 1 City of Yuba City (2020) 
Base Year Traffic Model 

Daily Model Validation 

Volume-to-Count Ratio Not Defined 0.98 

Percent of Links Within Allowable Deviation ≥ 75% 100% 

Correlation Coefficient ≥ 0.88 0.98 

Percent Root Mean Squared Error (%RMSE) ≤ 40% 15% 

AM Peak Hour Model Validation 

Volume-to-Count Ratio Not Defined 0.97 

Percent of Links Within Allowable Deviation ≥ 75% 97% 

Correlation Coefficient ≥ 0.88 0.95 

Percent Root Mean Squared Error (%RMSE) ≤ 40% 21% 

PM Peak Hour Model Validation 

Volume-to-Count Ratio Not Defined 0.98 

Percent of Links Within Allowable Deviation ≥ 75% 97% 

Correlation Coefficient ≥ 0.88 0.96 

Percent Root Mean Squared Error (%RMSE) ≤ 40% 20% 
Notes:  
1 Source of acceptance criteria is Travel Forecasting Guidelines, Caltrans, 1992. 2017 Regional Transportation Plan 
Guidelines for Regional Transportation Planning Agencies, Caltrans, 2017 
Source: Fehr & Peers, 2020 

 

DYNAMIC VALIDATION 

Static validation provides information on a model’s ability to reproduce a static condition. However, the 
most common use of models is to forecast how a change in inputs would result in a change in traffic 
conditions. Dynamic validation tests, recommended in the 2010 California Regional Transportation Plan 
Guidelines, evaluate a model’s response to changing inputs. The results of dynamic validation tests are 
inspected for reasonableness relative to the direction and magnitude of change. 

Land Use Tests 

The Yuba City Model has been developed, in part, to be used as a tool to evaluate land use scenarios in 
planning efforts such as EIRs, City General Plan Updates, etc.  The specific dynamic validation tests 
completed for this model update are listed below. 

• Add 10 and 100 dwelling units to a TAZ 
• Add 10,000 and 100,000 square feet of retail to a TAZ 
• Remove 10 and 100 dwelling units from a TAZ  
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• Remove 10,000 and 100,000 square feet of retail from a TAZ  

The key model output variables involved in the dynamic validation tests are vehicle trips generated and 
vehicle miles of travel (VMT). These tests are intended to reveal whether the model output changes in the 
correct direction and magnitude. The dynamic validation results for the land use changes are summarized 
in Table 4.  

TABLE 4: DYNAMIC VALIDATION TESTS-CHANGES IN LAND USES 

Validation Test 

TAZ level Changes Model-wide Totals 

TAZ Trip 
gen 

Vehicle 
Trips/ HH 

or KSF 

Vehicle 
Trips 

Vehicle 
Trips/ HH 

or KSF 
VMT VMT/HH or 

ksf 

Add 10 Housing Units +103.5 10.39 601,360 15.38 2,791,306 71.37 

Add 100 Housing Units +1031.9 10.37 602,805 15.38 2,797,070 71.36 

Remove 10 Housing Units -103.6 10.39 601,038 15.38 2,790,072 71.38 

Remove 100 Housing Units -1036.3 10.42 599,592 15.37 2,784,403 71.40 

Add 10 KSF Retail  +359.6 36.80 601,328 111.32 2,796,679 517.71 

Add 100 KSF Retail  +3550.6 36.31 602,450 109.70 2,795,961 509.10 

Remove 10 KSF Retail  -360.9 36.92 601,075 111.68 2,790,038 518.40 

Remove 100 KSF Retail  -3657.7 37.45 599,926 113.36 2,787,284 526.70 
Note:  
TAZ 145 and TAZ 415 were used for the housing unit validation tests, while TAZ 145 were used for the retail tests.  
Source: Fehr & Peers, 2020 

Table 4 shows that the model responds reasonably to changes in land uses. For example, when changing 
residential uses, the change in overall model vehicle trip generation and VMT is stable across the entire 
range and produces results that are reasonable (i.e., approximately 10.4 vehicle trips per household and 
71.4 VMT per household). In addition, the change in trip generation at the TAZ level is as expected with the 
increase/decrease corresponding to the change in households. The magnitude of vehicle trip generation at 
the TAZ level is reasonable given the socioeconomic characteristics of the test area located in Yuba City. 

Roadway Network Tests 

The specific network dynamic validation tests performed on the model focused on what occurs when 
network capacity is increased or decreased via lane additions or new roadway segments. The specific tests 
are listed below. 

• Add lanes to a roadway segment 
• Remove lanes from a roadway segment 
• Add a new roadway segment 
• Remove a roadway segment 
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The dynamic validation results for the network tests are summarized in Table 5.  

TABLE 5: DYNAMIC VALIDATION TESTS: CHANGES TO ROADWAY NETWORK 

Validation Test 
ADT Before Change ADT After Change 

Test Roadway Screen-line Test Roadway Screen-line 

Add 1 lane each direction on Lincoln Rd 
between Walton Ave and SR 991 

9,025 52,960 9,539 53,670 

Remove 1 lane each direction on Franklin Rd 
between Walton Ave and SR 991 

20,992 52,960 13,238 52,257 

New Extension- Harter Pkwy between 
Redheaven Ave and Franklin Rd2 

0 38,333 3,545 38,839 

Remove Bridge St between Clark Ave and 
Cooper Ave3 

12,920 42,269 0 39,079 

Source: 2010 California Regional Transportation Plan Guidelines 
1 Screen-line includes ADT on Sunsweet Blvd, Bridge St, Franklin Rd, Richland Rd, Lincoln Rd, and Bogue Rd 
west of SR 99 
2 Screen-line includes ADT on Walton Ave, Tharp Rd, El Margarita Rd, Harter Pkwy, George Washington Rd, 
and Township Rd South of SR 20 
3 Screen-line includes ADT on Forbes Ave, Bridge Street, B St, Franklin Ave, and Morton St South of SR 20 

Fehr & Peers, 2020 

As shown in Table 5, the model behaves as would be expected in response to changes in the roadway 
network. For example, the addition of a lane in each direction on Lincoln Road between Walton Avenue and 
SR 99 increases traffic on the link as well and the entire screen-line. Similarly, removing lanes from Franklin 
Rd between Walton Ave and SR 99 decreases traffic on the link and across the screenline. When a new 
extension of Harter Parkway between Redheaven Avenue and Franklin Road was added, the overall 
screenline volumes increased. However, the new roadway experienced more growth than the screenline as 
a whole. This result is reasonable, since the new roadway would provide an alternative to more parallel 
routes and would induce more traffic across the screen-line. When Bridge Street between Clark Avenue and 
Cooper Avenue is removed, the screenline volume decreases as people find alternate routes but the rate of 
decreases is much lower than the actual volume of the removed link. This is also an expected result of road 
closure. 

As a whole, the model performs in a very reasonable manner in the validation tests.   

Additional Validation Tests 

In addition to the above standard validation tests, there are several other measures of validation that are 
relevant to the City’s model.  These measures are described below. 
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The following was obtained regarding work travel by Yuba City residents 

• 72 percent of employed persons living within Yuba City commute to a job outside the City limits 
(source: US Census). 

• The average travel time to work for Yuba City residents was 26.4 minutes, which is too long on 
average for those trips to remain within the City limits (source: 2018 ACS). Hence, the above 
conclusion that three of every four employed City residents commute to outside the City is 
confirmed by this travel time.  

• 10.8% of the workforce in Yuba City, CA have "super commutes" in excess of 60 minutes. 

This evaluation confirms that the model adequately replicates this commute pattern. 

The model results show that about 27 percent of home-based trips are for work purposes.  This trip purpose 
split is in line with generally accepted values and rules of thumb. 
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II. Cumulative Year Model Development 

City staff requested that two distinct models be developed.  One represents a “buildout condition” while 
the other represents market-absorption over the next 20 years.  The buildout model is discussed first, 
followed by the market-absorption model, which effectively dials back the amount of land use and roadway 
network expansion assumed.  

BUILDOUT MODEL  

The buildout model for Yuba City assumes full buildout of all planning areas in the City. Appendix B includes 
the land use totals for each of these planning areas including a map of those planning areas. 

Land Use Assumptions 

Table 6 displays the land use totals within the City for the primary trip-generating land use types under the 
buildout model. The following key findings are derived from this table: 

• The City is expected to add approximately 28,500 new dwelling units at buildout.  Single-family 
dwelling units represent 75.6 percent of the new units to be added. The total number of residential 
units in the City would increase by 117 percent over current conditions. 

• An anticipated 13 million square feet of non-residential growth would occur. The growth will be 
similar in magnitude to that of residential growth, representing a 114 percent increase in added 
floor space over current conditions. Neighborhood, community, and regional commercial space 
totaling about 3.9 million square feet would be the largest contributor, representing 30 percent of 
the total.   

Despite similar rates of overall residential and non-residential growth in the City, the jobs/housing ratio of 
the City is expected to increase to about 1.15 under cumulative buildout conditions.  This is due to a large 
portion of the non-residential growth being in professional office, which has higher employee per square 
foot density than the other non-residential categories. Equally importantly, wages are often higher for 
professional office employees than other employment categories, which could lead to fewer Yuba City 
residents traveling externally for work. 

Roadway Improvement Assumptions 

The major roadway improvements assumed in the cumulative model are shown in Figure 3.  As shown, a 
number of new roadways, widenings of existing roadways and other improvements are planned. Figure 4 
displays the resulting cumulative ADT forecasts based on the land use growth and planned roadway 
improvements. 
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TABLE 6: YUBA CITY FUTURE YEAR LAND USE TOTALS 

 Land Use Category Unit Base Year Buildout 
Scenario 

Market 
Scenario 

Residential 
Single-Family Residential DU 18,468 39,997 29,274 

Multi-Family Residential DU 5,134 12,067 9,995 

Retail 

Neighborhood Commercial KSF 592 1,240 1,101 

Community Commercial KSF 3,565 5,685 5,133 

Regional Commercial KSF 1,235 2,353 2,218 

Non-Retail 

Office KSF 1,126 3,325 3,007 

Light Industrial KSF 4,681 8,184 7,620 

Manufacture 1  KSF - 1,193 1,151 

PQP KSF 230 2,511 1,916 
Notes:   
1 Base year model classifies manufacturing uses as light industrial. 
ksf = thousand square feet of occupied space 
Source: Fehr & Peers, 2020 

 

MARKET-ABSORPTION MODEL  

The market-absorption model for Yuba City assumed full buildout for some of the planning areas and 
partial/no buildout for others. Appendix B includes the land use totals by planning areas.  

Land Use Assumptions 

Table 6 displays the land use totals within the City for the primary trip-generating land use types under the 
cumulative model. Under this scenario, the City is expected to add approximately 15,600 new dwelling units, 
three million square feet of retail, 4.4 million square feet of office, and four million square feet of light 
industrial/manufacturing.  These values are considerably lower than the buildout model, with the majority 
of excluded land uses being located in Planning Areas in the southwest and northwest portions of the City. 

Roadway Improvement Assumptions  

Figure 5 shows the planned roadways under the market-absorption model condition along with the ADT 
on key roadways. A comparison of Figures 4 and 5 shows a number of north-south roadways whose 
construction and/or widening is differed until the buildout condition. 
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City of Yuba City Travel Demand Model Development Report  
                          October 2020 
 
 

17 
 

Vehicle Miles of Travel (VMT) 

One VMT is defined as one mile driven by a vehicle (regardless of the number of occupants). VMT is 
commonly expressed as a daily value for a typical weekday when schools are in session. The following 
describes the change in total VMT occurring on the City of Yuba City roadways (i.e., including SR 20 and SR 
99 as they are integral travel routes to City land uses) under base year, market-absorption, and buildout 
conditions: 

 Base Year Model = 856,600 VMT 
 Market-Absorption Model = 1,438,700 VMT (68% increase over Base Year) 
 Buildout Model = 1,732,700 VMT (102% increase over Base Year) 

 
The above indicates significant VMT growth, particularly under the buildout condition. However, it is worth 
noting that the buildout condition also contains a substantial number of roadway improvements to 
accommodate that growth.   
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Yuba City Impact Fee Study Yuba City Model- 2020 Update
Daily Validation Static Model Validation - Two-Way Total

Roadway Segment
Model 

Volume
Count 

Volume
Model / 
Count

% 
Deviation

Max Allowable 
% Deviation

Within 
Deviation

Model - 
Count

Difference 
Squared

George Washington Blvd South of SR 20 6,805 8,522 0.80 20% 41% Acceptable -1,717 2,947,613
Walton Avenue South of SR 20 19,345 19,344 1.00 0% 28% Acceptable 2 3
Butte House Road West of Harter Parkway 12,825 13,777 0.93 7% 31% Acceptable -951 904,659
Butte House Road East of Stabler Lane 14,357 15,756 0.91 9% 30% Acceptable -1,398 1,954,554
Franklin Road West of SR 99 23,777 22,830 1.04 4% 27% Acceptable 947 896,828
Lincoln Road West of SR 99 9,853 10,750 0.92 8% 36% Acceptable -897 803,887
Bogue Road West of SR 99 7,139 7,212 0.99 1% 44% Acceptable -72 5,211
Walton Avenue North of Lincoln Road 10,790 11,882 0.91 9% 34% Acceptable -1,092 1,191,562
Lincoln Road East of SR 99 11,539 13,006 0.89 11% 33% Acceptable -1,466 2,150,410
Bogue Road East of SR 99 9,650 10,051 0.96 4% 36% Acceptable -400 160,059
Garden Highway South of Bogue Street 13,539 11,670 1.16 16% 34% Acceptable 1,869 3,492,920
Garden Highway North of Lincoln Road 15,925 17,846 0.89 11% 29% Acceptable -1,920 3,687,765
Franklin Road East of SR 99 12,984 13,737 0.95 5% 33% Acceptable -753 567,330
Bridge Street East of SR 99 17,773 19,166 0.93 7% 28% Acceptable -1,392 1,938,289
Bridge Street West of Plumas St 13,580 15,790 0.86 14% 30% Acceptable -2,210 4,882,904
Second Street South of Bridge Street 11,059 14,103 0.78 22% 31% Acceptable -3,043 9,260,556
Bridge Street West of SR 99 17,773 16,135 1.10 10% 30% Acceptable 1,639 2,685,585
Harter Parkway North of SR 20 10,828 9,668 1.12 12% 38% Acceptable 1,160 1,344,764
Harter Parkway South of SR 20 4,288 5,450 0.79 21% 48% Acceptable -1,161 1,348,886
Stabler Lane North of Tres Picos Dr 2,417 3,497 0.69 31% 58% Acceptable -1,080 1,166,202
Bridge Street East of Tharp Rd 5,774 6,471 0.89 11% 44% Acceptable -696 484,590
Bridge Street East of Gary Ave 11,557 13,608 0.85 15% 33% Acceptable -2,051 4,204,871
Gray Avenue North of Queens Ave 4,179 5,190 0.81 19% 48% Acceptable -1,011 1,022,015
Sutter Street North of Bridge St 8,067 11,380 0.71 29% 34% Acceptable -3,313 10,973,264
Queens Avenue East of Live Oak Blvd 10,326 9,134 1.13 13% 38% Acceptable 1,192 1,420,608
Live Oak Boulevard North of Pease 6,131 7,232 0.85 15% 44% Acceptable -1,101 1,211,452
Shasta Street  South of Bridge St 8,477 10,277 0.82 18% 36% Acceptable -1,800 3,239,501
SR 20 West of Walton Ave 28,064 25,533 1.10 10% 26% Acceptable 2,531 6,405,663
SR 20 West of Clark Avenue 38,407 34,296 1.12 12% 24% Acceptable 4,111 16,900,803
SR 20 West of Shasta Street 36,410 32,352 1.13 13% 24% Acceptable 4,058 16,464,067
SR 99 South of Franklin Ave 37,199 32,028 1.16 16% 24% Acceptable 5,171 26,736,898
SR 99 South of Bogue Street 21,360 20,158 1.06 6% 28% Acceptable 1,203 1,446,095
SR 99 North of Queens Ave 14,529 20,040 0.73 27% 28% Acceptable -5,511 30,367,741

Total 476,729 487,882

APPENDIX A

15%
0.98

Percent Root Mean Square Error (<40%) 
Correlation Coefficient (>0.88) 

Notes: Criteria is consistent with Caltrans RTP Guidelines
            Fehr & Peers, 2019

0.98
100%

Model/Count Ratio 
Percent Within Caltrans Maximum Deviation (>75%) 
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Yuba City Impact Fee Study Yuba City Model- 2020Update
AM Peak Hour Validation Static Model Validation - Two-Way Total

Roadway Segment
Model 

Volume
Count 

Volume
Model / 
Count

% 
Deviation

Max Allowable 
% Deviation

Within 
Deviation

Model - 
Count

Difference 
Squared

George Washington Blvd South of SR 20 506 630 0.80 20% 44% Acceptable -124 15,484
Walton Avenue South of SR 20 1,291 1,036 1.25 25% 36% Acceptable 255 65,138
Butte House Road West of Harter Parkway 841 1,117 0.75 25% 36% Acceptable -276 76,175
Butte House Road East of Stabler Lane 937 923 1.02 2% 38% Acceptable 14 200
Franklin Road West of SR 99 1,768 1,460 1.21 21% 31% Acceptable 308 94,877
Lincoln Road West of SR 99 677 857 0.79 21% 41% Acceptable -180 32,521
Bogue Road West of SR 99 480 585 0.82 18% 48% Acceptable -105 11,053
Walton Avenue North of Lincoln Road 788 825 0.96 4% 41% Acceptable -37 1,357
Lincoln Road East of SR 99 947 881 1.08 8% 38% Acceptable 66 4,406
Bogue Road East of SR 99 565 713 0.79 21% 44% Acceptable -148 21,774
Garden Highway South of Bogue Street 917 1,049 0.87 13% 36% Acceptable -132 17,424
Garden Highway North of Lincoln Road 1,217 1,370 0.89 11% 33% Acceptable -153 23,394
Franklin Road East of SR 99 1,064 966 1.10 10% 38% Acceptable 98 9,519
Bridge Street East of SR 99 1,096 1,002 1.09 9% 36% Acceptable 94 8,892
Bridge Street West of Plumas St 1,186 974 1.22 22% 38% Acceptable 212 44,913
Second Street South of Bridge Street 729 960 0.76 24% 38% Acceptable -231 53,503
Bridge Street West of SR 99 1,096 848 1.29 29% 41% Acceptable 248 61,651
Harter Parkway North of SR 20 718 665 1.08 8% 44% Acceptable 53 2,829
Harter Parkway South of SR 20 452 640 0.71 29% 44% Acceptable -188 35,429
Stabler Lane North of Tres Picos Dr 169 271 0.62 38% 58% Acceptable -102 10,378
Bridge Street East of Tharp Rd 227 392 0.58 42% 52% Acceptable -165 27,260
Bridge Street East of Gary Ave 815 710 1.15 15% 44% Acceptable 105 10,940
Gray Avenue North of Queens Ave 283 307 0.92 8% 58% Acceptable -24 554
Sutter Street North of Bridge St 489 825 0.59 41% 41% Acceptable -336 112,831
Queens Avenue East of Live Oak Blvd 630 608 1.04 4% 48% Acceptable 22 483
Live Oak Boulevard North of Pease 432 539 0.80 20% 48% Acceptable -107 11,451
Shasta Street  South of Bridge St 505 775 0.65 35% 41% Acceptable -270 73,136
SR 20 West of Walton Ave 2,149 2,068 1.04 4% 28% Acceptable 81 6,595
SR 20 West of Clark Avenue 2,678 2,553 1.05 5% 26% Acceptable 125 15,736
SR 20 West of Shasta Street 2,780 2,507 1.11 11% 26% Acceptable 273 74,418
SR 99 South of Franklin Ave 2,605 2,386 1.09 9% 26% Acceptable 219 47,941
SR 99 South of Bogue Street 1,582 1,696 0.93 7% 29% Acceptable -114 13,110
SR 99 North of Queens Ave 1,087 1,889 0.58 42% 28% Low -802 642,457

Total 33,706 35,027
0.96
97%
21%
0.95

Model/Count Ratio 
Percent Within Caltrans Maximum Deviation (>75%) 

Percent Root Mean Square Error (<40%) 
Correlation Coefficient (>0.88) 
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Yuba City Impact Fee Study Yuba City Model- 2020 Update
PM Peak Hour Validation Static Model Validation - Two-Way Total

Roadway Segment
Model 

Volume
Count 

Volume
Model / 
Count

% 
Deviation

Max Allowable 
% Deviation

Within 
Deviation

Model - 
Count

Difference 
Squared

George Washington Blvd South of SR 20 587 690 0.85 15% 44% Acceptable -103 10,510
Walton Avenue South of SR 20 1,761 1,592 1.11 11% 30% Acceptable 169 28,570
Butte House Road West of Harter Parkway 1,053 1,220 0.86 14% 34% Acceptable -167 27,879
Butte House Road East of Stabler Lane 1,204 1,466 0.82 18% 31% Acceptable -262 68,766
Franklin Road West of SR 99 2,104 1,805 1.17 17% 29% Acceptable 299 89,308
Lincoln Road West of SR 99 743 992 0.75 25% 38% Acceptable -249 61,819
Bogue Road West of SR 99 600 607 0.99 1% 48% Acceptable -7 43
Walton Avenue North of Lincoln Road 834 1,015 0.82 18% 36% Acceptable -181 32,868
Lincoln Road East of SR 99 1,061 1,121 0.95 5% 36% Acceptable -60 3,557
Bogue Road East of SR 99 733 819 0.90 10% 41% Acceptable -86 7,341
Garden Highway South of Bogue Street 1,109 987 1.12 12% 38% Acceptable 122 14,948
Garden Highway North of Lincoln Road 1,435 1,542 0.93 7% 30% Acceptable -107 11,413
Franklin Road East of SR 99 1,106 1,113 0.99 1% 36% Acceptable -7 50
Bridge Street East of SR 99 1,446 1,577 0.92 8% 30% Acceptable -131 17,114
Bridge Street West of Plumas St 1,324 1,306 1.01 1% 33% Acceptable 18 330
Second Street South of Bridge Street 1,058 1,109 0.95 5% 36% Acceptable -51 2,604
Bridge Street West of SR 99 1,446 1,310 1.10 10% 33% Acceptable 136 18,545
Harter Parkway North of SR 20 933 796 1.17 17% 41% Acceptable 137 18,875
Harter Parkway South of SR 20 321 506 0.63 37% 48% Acceptable -185 34,160
Stabler Lane North of Tres Picos Dr 203 317 0.64 36% 58% Acceptable -114 12,976
Bridge Street East of Tharp Rd 333 594 0.56 44% 48% Acceptable -261 68,134
Bridge Street East of Gary Ave 1,031 1,049 0.98 2% 36% Acceptable -18 319
Gray Avenue North of Queens Ave 364 464 0.78 22% 52% Acceptable -100 10,097
Sutter Street North of Bridge St 713 944 0.76 24% 38% Acceptable -231 53,385
Queens Avenue East of Live Oak Blvd 841 724 1.16 16% 44% Acceptable 117 13,772
Live Oak Boulevard North of Pease 508 625 0.81 19% 44% Acceptable -117 13,631
Shasta Street  South of Bridge St 708 986 0.72 28% 38% Acceptable -278 77,355
SR 20 West of Walton Ave 2,501 2,402 1.04 4% 26% Acceptable 99 9,814
SR 20 West of Clark Avenue 3,380 2,858 1.18 18% 25% Acceptable 522 272,434
SR 20 West of Shasta Street 3,375 2,696 1.25 25% 25% Acceptable 679 461,330
SR 99 South of Franklin Ave 3,124 2,669 1.17 17% 25% Acceptable 455 206,677
SR 99 South of Bogue Street 1,824 1,816 1.00 0% 29% Acceptable 8 70
SR 99 North of Queens Ave 1,252 2,004 0.62 38% 28% Low -752 565,901

Total 41,018 41,721

20%
0.96

Percent Root Mean Square Error (<40%) 
Correlation Coefficient (>0.88) 

0.98
97%

Model/Count Ratio 
Percent Within Caltrans Maximum Deviation (>75%) 
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Planning Areas
Single-Family 

Residential
Multi-Family 
Residential

Elementary 
School

Middle 
School High School Other School

Neighborhood 
Commercial

Community 
Commercial

Regional 
Commercial Office

Light 
Industrial Manufacture PQP

Bogue Stewart Plan Area 40 1 0 0 0 0 0 0 0 0 0 0 0
El Margarita Plan Area 284 41 0 0 0 0 27 0 0 0 132 0 64
Harter Plan Area 0 0 0 0 0 0 0 37 228 63 272 0 0
Lincoln East Plan Area 168 0 0 0 0 25 8 0 0 0 0 0 9
North Central Plan Area 323 10 0 0 0 0 0 10 0 0 1 0 0
Northwest Master Plan 268 16 0 0 0 0 0 0 0 0 6 0 0
Noth Specific Plan 63 0 0 0 0 0 0 0 0 0 1 0 0
Southeast Master Plan 136 56 0 0 0 20 4 0 0 0 28 0 0
Southwest Specific Plan 143 6 0 0 0 0 6 3 0 9 241 0 0
Rest of the City 17,043 5,004 7,380 1,360 3,700 1,218 547 3,515 1,007 1,054 4,000 0 157
Total 18,468 5,134 7,380 1,360 3,700 1,263 592 3,565 1,235 1,126 4,681 0 230

Planning Areas
Single-Family 

Residential
Multi-Family 
Residential

Elementary 
School

Middle 
School High School Other School

Neighborhood 
Commercial

Community 
Commercial

Regional 
Commercial Office

Light 
Industrial Manufacture PQP

Bogue Stewart Plan Area 1,759 758 1,400 0 0 0 85 391 0 223 230 230 0
El Margarita Plan Area 1,168 342 0 0 0 0 29 0 227 55 501 163 0
Harter Plan Area 148 180 0 0 0 0 0 244 280 142 660 0 0
Lincoln East Plan Area 4,125 1,182 1,200 0 2,200 0 215 151 0 0 0 0 0
North Central Plan Area 1,353 10 0 0 0 0 0 114 0 0 1 0 0
Northwest Master Plan 1,133 16 1,110 0 0 0 0 0 0 0 6 0 0
Noth Specific Plan 2,951 0 2,220 0 0 0 63 127 0 0 1 0 0
Southeast Master Plan 901 189 0 0 0 0 20 0 35 48 600 42 0
Southwest Specific Plan 5,318 1,945 3,330 0 0 0 66 324 100 279 233 0 595
Rest of the City 21,141 7,445 7,775 3,519 5,521 1,630 762 4,334 1,711 2,578 5,952 758 1,916
Total 39,997 12,067 17,035 3,519 7,721 1,630 1,240 5,685 2,353 3,325 8,184 1,193 2,511

Planning Areas
Single-Family 

Residential
Multi-Family 
Residential

Elementary 
School

Middle 
School High School Other School

Neighborhood 
Commercial

Community 
Commercial

Regional 
Commercial Office

Light 
Industrial Manufacture PQP

Bogue Stewart Plan Area 1,759 758 1,400 0 0 0 85 391 0 223 230 230 0
El Margarita Plan Area 1,168 342 0 0 0 0 29 0 227 55 501 163 0
Harter Plan Area 148 180 0 0 0 0 0 244 280 142 660 0 0
Lincoln East Plan Area 4,125 1,182 1,200 0 2,200 0 215 151 0 0 0 0 0
North Central Plan Area 323 10 0 0 0 0 0 10 0 0 1 0 0
Northwest Master Plan 268 16 0 0 0 0 0 0 0 0 6 0 0
Noth Specific Plan 63 0 0 0 0 0 0 0 0 0 1 0 0
Southeast Master Plan 136 56 0 0 0 20 4 0 0 0 28 0 0
Southwest Specific Plan 143 6 0 0 0 0 6 3 0 9 241 0 0
Rest of the City 21,141 7,445 7,775 3,519 5,521 1,630 762 4,334 1,711 2,578 5,952 758 1,916
Total 29,274 9,995 10,375 3,519 7,721 1,650 1,101 5,133 2,218 3,007 7,620 1,151 1,916

Buildout Scenario 

APPENDIX B

2040 Market Scenario 

Base Year (2020) Land Use
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Agenda Item 21 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Kristi Morales , Administrative Analyst  
    
 

 
 
Summary  
    
Subject: Amendments to the Community Sponsorship Policy  
    
Recommendation: Adopt a Resolution amending the Administrative Policy for Community 

Sponsorships 
    
Fiscal Impact: There is no fiscal impact associated with the proposed changes  
    
 

 
 
Council's Strategic Goal: 
 
Community Sponsorships provide needed support to local non-profit organizations and contribute the 
overarching strategic goal of quality of life in our community.  
 

Purpose: 
 
To update the City’s Community Sponsorship Policy to ensure fair access to sponsorship funds, establish a 
structured application timeline, and provide clear guidelines for eligibility and application processes. 
 

Background: 
 
The City of Yuba City has long supported community events and non-profit programs that benefit its 
residents. These events contribute to cultural, athletic, and educational enrichment and promote the City of 
Yuba City. The Community Sponsorship Policy provides funding through monetary support or in-kind 
services for these events. 
 
The current policy, as amended on January 18, 2022, outlines that applications for monetary sponsorships 
are reviewed quarterly at Council meetings in January, April, July, and October. The policy also specifies 
the conditions under which these sponsorships may be granted. 
 
On October 1, 2024, the Mayor and City Council requested that staff update and revise the policy. Over 
time, staff has reviewed the policy's implementation and identified areas where updates could enhance 
clarity, fairness, and alignment with the City’s goals. The proposed amendments aim to improve the overall 
fairness of the program by limiting eligibility for sponsorships and ensuring that sponsorship opportunities 
are distributed more effectively. 
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• A red-lined version of the policy is included as an attachment to this report. 

 
  
 
Analysis: 
 
The proposed changes to the Community Sponsorship Policy are as follows: 

1. One-Year Eligibility Restriction: 
o Once an organization is awarded a sponsorship, they will not be eligible to apply for a 

new sponsorship for 12 months (one year) from the date of the last award. This ensures 
that multiple organizations have the opportunity to benefit from the sponsorship fund 
within the fiscal year. 

o Exception: The City Council may override this eligibility restriction with a 4/5th vote. This 
provides flexibility in extraordinary circumstances where an exception may be warranted. 
                   

2. Quarterly Application Process: 
o The policy already specifies that applications are reviewed quarterly at Council meetings 

in January, April, July, and October. This process ensures that sponsorship funds are 
allocated consistently throughout the year. 

o Change: Sponsorship requests will now be considered for the quarter in which the 
application is submitted, rather than the quarter in which the event occurs. This 
adjustment aligns the review process with the City's fiscal schedule, allowing for better 
planning and resource management. 

o Timeline for Collecting Sponsorships: 
▪ Applications for the January quarter will be due in December, allowing for review 

before the first Council meeting. 
▪ Applications for the April quarter will be due in March, prior to the next review 

meeting. 
▪ Applications for the July quarter will be due in June. 
▪ Applications for the October quarter will be due in September. 
▪ If no applications are submitted by the specified deadlines, the City Council may 

still consider applications in that quarter, provided there are remaining funds 
available. This ensures that unused resources can still be allocated to eligible 
requests within the fiscal year. 

 
Alternatives: 

1. Do not adopt the proposed amendments. 
2. Adopt the policy with changes. 

 
 
Recommendation: 
 
Adopt a Resolution amending the Administrative Policy for Community Sponsorships. 
 
Attachments: 
1. Resolution - Administrative Policy Community Sponsorship  
2. Amended Administrative Policy - Red-lined Community Sponsorship 
 
Prepared By: Submitted By: 
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Kristi Morales 
Administrative Analyst  

Diana Langley 
City Manager  
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RESOLUTION NO.  

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF YUBA CITY 
ADOPTING THE AMENDED GUIDELINES FOR CITY SPONSORSHIP 

OF COMMUNITY  EVENTS AND ORGANIZATIONS

WHEREAS, the City Council recognizes the importance of providing support for 
community events primarily benefitting residents of the City of Yuba City and are consistent with 
the goals and mission of the City that serve a public purpose; and

WHEREAS, to ensure that a policy is set establishing the parameters for the approval of 
City Sponsorships for community events conducted by local organizations, including a 12-month 
eligibility restriction for organizations receiving sponsorships, quarterly application reviews, and 
first-come, first-served processing;

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of Yuba City as 
follows:

Approve the attached Amended Administrative Policy - Community Sponsorships

The foregoing Resolution was duly and regularly introduced, passed and adopted by the City 
Council of the City of Yuba City at a regular meeting thereof held on January 21, 2024 by the 
following vote:
AYES:
NOES:
ABSENT:

Dave Shaw, Mayor
ATTEST:

______________________________
Cira Wakefield, City Clerk 

APPROVED AS TO FORM 
COUNSEL FOR YUBA CITY

Shannon Chaffin, City Attorney 
Aleshire & Wynder, LLP
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ATTACHMENT 2
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AMENDED COMMUNITY SPONSORSHIP POLICY

OVERVIEW:

The City of Yuba City recognizes the importance of providing support for community events, or 
non- profit programs for the following purposes:

o Support of non-profit organizations serving Yuba City residents/community;
o Cultural, athletic and educational enrichment;
o Promotion of the City of Yuba City

The City of Yuba City provides limited assistance, through in-kind sponsorships or monetary 
funding, to local organizations in support of community events consistent with the City's goals 
and mission and that serve a public purpose.

City sponsorship reflects the support of specific events by an organization. The intent is that 
the public will receive some intrinsic cultural, economic, educational, or entertainment value 
from the event.

PURPOSE:

The purpose of this policy is to set parameters for the waiver of City facility and support services 
as in-kind donations and cash sponsorships for community programs conducted by local 
organizations seeking sponsorships that are not currently in the City's budget.

To improve fairness and ensure broader community participation, the policy has been updated. 
A 12-month eligibility restriction has been introduced, meaning organizations that receive a 
sponsorship will not be eligible to apply for a new sponsorship within 12 months from the date 
of the last award. Additionally, applications will now be reviewed on a quarterly basis, aligning 
with the City's fiscal year. These changes aim to enhance the distribution of sponsorship 
opportunities and ensure that funding is available to a wider range of community organizations.

GENERAL POLICY:

The budget for the Community Sponsorship Program shall be established by City Council each 
year during the annual budget process. The fiscal year shall begin July 1 of each year and end on 
June 30 the following year. Applications will now be processed quarterly. Applications will be 
reviewed for the quarter in which they are submitted, rather than the quarter in which the 
event occurs. Sponsorship requests will be considered on a first-come, first-served basis. 
Applications will be processed on a first-come, first-serve basis.

Applications will be considered for events and organizations meeting the eligibility criteria stated in 
this policy. The City Manager's Office will review sponsorship applications and make 
recommendations to City Council for final approval. The City Manager's Office shall be 
responsible for accounting for the Community Sponsorship account; shall keep a listing of all 
organizations and programs receiving sponsorships, and maintain a balance of funds 
available. Organizations that have received a sponsorship will not be eligible to apply for a 
new sponsorship within 12 months from the date of the last award.
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Exception: The City Council may, by a 4/5th vote, approve an exception to the 12-month 
eligibility restriction in extraordinary circumstances.

Conditions of use for facilities and equipment, insurance, and other requirements shall be 
followed according to City policies, codes, and ordinances.

IN-KIND SERVICES:

In-kind donations is a non-cash contribution made to a non-profit organization for City 
services such as those services provided by Public Works like road closures for events, or 
waiver of facility rental fees. In-kind donations help non-profits access City Services that 
would otherwise be unaffordable, or free up resources to be spent on something else.

FACILITY FEE WAIVER:

Financial support, by way of reduced fees or fee waiver, may be approved by the City 
Manager in cases of hardship for facility use through this program on costs less than $1,000.00. 
Fee waiver requests over $1,000.00 will go before City Council for approval.

The Community Sponsorship policy does not preclude individual departments supporting events 
and organizations directly in support of their missions directly through their budgets.

MONETARY FUNDING:

All monetary requests for events or non-profit programs made through the City’s Community 
Sponsorship program will go before City Council at a regular Council meeting. The 
Sponsorship Applications will be presented to Council quarterly on a first come first serve 
basis. In most cases this would occur at the first Council meeting in January, April, July, and 
October. 

FUNDRAISER GIFT BASKET:

The Fundraiser Gift Basket Community Sponsorship request has been established for non-
profit organizations that meet the requirements below. This will provide additional Capital 
Campaign or fundraising support for non-profits at their event with local products and City 
Logo items gift basket. Gift basket requests will be submitted to the City Manager’s Office for 
approval.

APPLICATION REQUIREMENTS AND PROCESS:

A community sponsorship application must be submitted on the attached form indicating:

o Name and contact information for the event organizer(s)
o The local office/headquarters of the organization
o Organization's purpose/mission
o Event date(s), and time(s)
o Expected number of participants
o A statement that the event will be open to the general public
o Purpose of the event
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o How the organization and proposed event benefits the residents of Yuba City 
and meet the criteria within this policy

o Indication of what type of sponsorship is needed for the program
o Outline of the event marketing plan

APPLICATION REVIEW/APPROVAL:

Cash sponsorship applications will be processed quarterly and submitted to the City Council 
for approval. Applications will be reviewed for the quarter in which they are submitted, rather 
than the quarter in which the event occurs. The City Manager's Office will advise the organizer 
when the request will go before the City Council. The organizer should be present at the City 
Council meeting to respond to questions in most cases. Sponsorship approval is determined 
on a case-by-case basis related to each independent event's eligibility requirements, purpose, 
and goals.

Factors that will be considered during the approval process include:

• Resources available (e.g., budget, staff, workload capacity, etc.)
• Compatibility with the strategic goals of the City Council and mission of Yuba City.
• Impact of the event on City facilities
• Risk to the City
• The ability of the organization to obtain liability insurance naming the City as 

additional insured
• The benefit to the community

Upon receipt of the Community Sponsorship Request, the City Manager's office will review to 
ensure applicability and consistency with said policy. Organizations that have received a 
sponsorship will not be eligible to apply for a new sponsorship within 12 months from the date 
of the last award. The City Manager's Office will advise the applicant of their application status 
within ten (10) business days of application submittal. The City Council may override the 
eligibility restriction with a 4/5th vote.

ELIGIBILITY CRITERIA:

Event or Program Types
o Events or programs providing a benefit to Yuba City residents
o Fundraising events for non-profit organizations that primarily serve Yuba City residents
o Events or programs that contribute positively to the recognition and image of Yuba City
o Events or programs that are open to the general public
o Organizations that demonstrate that they can meet the necessary requirements of 

the agreement

1. For-profit organizations holding fundraiser programs must identify a 501(c)(3) or California 
not- for-profit corporation as a recipient of the program proceeds and provide 
acknowledgment of receipt of said proceeds from that non-profit organization with the post-
program financial affidavit.

2. Programs must be open to the public and free of charge, except programs may charge 
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participant fees, but not admission fees (gate, parking, ticket, or otherwise).

3. The sponsoring organization must also agree to do the following (failure to do so will result 
in future ineligibility):

a. Obtain all required permits, clearances, insurances, and program authorizations 
within time restraints in compliance with the City of Yuba City Code, policies, and 
Special Events Policy requirements.

b. When applicable, allow the City of Yuba City to have a sponsor booth at the 
program/event if the City so desires (at programs/events where a sponsorship booth 
is appropriate) to distribute information regarding City services and community 
programs. This booth shall be provided at no cost to the City.

c. Provide the City with whatever benefits are afforded other sponsors of similar 
sponsorship levels (i.e., logo display, sponsor table, advertising benefits, etc.).

Not eligible
The City will not award sponsorships to any religious church, creed or sectarian organization to 
promote religious purposes. Religious organizations are not excluded from sponsorships; however, 
the purpose of the event shall not serve to promote a religious message.

• City Sponsorship shall be consistent with the restrictions of State and federal law.

• Political organizations and/or individual campaigns.
• Organizations that discriminate on the basis of age, race, sex, sexual orientation, 

marital status, disability, or national origin.

• For-profit organizations for which the organization/corporation or its employees or 
officers will gain personal benefit.

• Organizations that have received a sponsorship will not be eligible to apply for a new 
sponsorship within the same fiscal year, effective from the date of the last sponsorship 
award.
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Agenda Item 22 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Diana Langley, City Manager  
    
 

 
 
Summary  
    
Subject: Measure D - Voting Results  
    
Recommendation: Receive a summary presentation on voting results for the City's proposed 

Transactions and Use Sales Tax Measure, identified as Measure D 
    
Fiscal Impact: None  
    
 

 
 
Purpose: 
 
To review voter data and receive feedback on the City's proposed Transactions and Use Sales Tax 
Measure, identified as Measure D. 
 
Council's Strategic Goal: 
 
The information provided will help form Council's next steps related to a future Transactions and Use 
Sales Tax Measure. 
 
Background: 
 
Over a two year period leading up to the November 2024 election, the City Council identified several 
operational priorities that require additional funding, established the tasks, objectives, composition, and 
qualifications for a Citizens' Oversight Committee, unanimously approved placing a 1% general sales 
tax measure, Measure D, on the November 5, 2024, ballot, and authorized the execution of a Revenue 
Sharing Agreement with Sutter County if Measure D passed. The identified priorities included: 

1. Roads - Address $150 million in deferred maintenance 
2. Fire Operations 

a. Maintain critical staffing levels and response times 
b. Replace Fire Station 1 (824 Clark Avenue) to accommodate two engine companies 

3. Police Operations 
a. Add dedicated Homelessness Response personnel 
b. Create a city-wide "Clean Team" to support small businesses and remove illegal 

dumping and biohazards 
c. Provide police services to the Walton/Happy Park area residents (incorporated area 

south of Franklin Road and west of Highway 99) 
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As part of the November 2024 election, Yuba City voters were asked to consider the following ballot 
question: 
 
To support vital city services such as: road repairs; increasing police and fire protection; protecting 911 
emergency response times; addressing homelessness; and funding other general services and 
essential activity; shall an ordinance establishing a 1 percent sales tax in Yuba City, providing 
approximately $17,500,000 annually until ended by voters, requiring accountability, citizens' oversight 
and annual audits, with all funds staying local, be adopted? 
 
Voters rejected Measure D, with 11,480 votes in favor (46.07%) and 13,440 votes against (53.93%).  
 
Analysis: 
 
Donna Johnston, the Sutter County Registrar of Voters, provided the attached map that shows how 
Yuba City residents voted on Measure D. The map shows Council Districts and voter precincts. 
Measure D passed by voters in Council District 1 and a portion of Council District 3, and failed in all 
other areas of the City.  
 
Fiscal Impact:   
 
The failure of Measure D will have significant impact on the City's current and future operations and 
ability to maintain the roads.  
 
Alternatives: 
 
None.  
 
Recommendation: 
 
Receive a summary presentation on voting results for the City's proposed Transactions and Use Sales 
Tax Measure - Measure D. 
 
  
 
Attachments: 
1. YC Measure D Results Map 
 
Prepared By: Submitted By: 
Diana Langley 
City Manager  

Diana Langley 
City Manager  
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Agenda Item 23 
CITY OF YUBA CITY 

STAFF REPORT 
 
Date: January 21, 2025  
    
To: Honorable Mayor & Members of the City Council; 
    
From: Administration Department  
    
Presentation By: Dave Shaw, Mayor  
    
 

 
 
Summary  
    
Subject: Appointments to City Council Regional Boards and Committees  
    
Recommendation: Approve the City Council Assignments to Regional Boards and Committees for 

Calendar Year 2025 
    
Fiscal Impact: None  
    
 

 
 
Below are the City Council Assignments to Regional Boards and Committees for Calendar Year 2025: 
 

      
 
Items marked with an asterix (*) are Mayoral appointments; items with a double asterix (**) are 
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recommendations.  
 
Attachments: 
1. 2025 - Council Assignments 01.21.25 
 
Prepared By: Submitted By: 
Ciara Wakefield 
City Clerk  

Diana Langley 
City Manager  
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Page | 1  

City Council 
2025 Board and Committee Assignments 
 
 
 

Commission Members  Date/Time/Location Contact 700 
Form Stipend 

Advisory Board Screening 
Committee  

Dave Shaw (Mayor) 
Marc Boomgaarden 
(Vice-Mayor) 

As needed – to fill term 
ending dates June & Dec 
1201 Civic Center Blvd YC 

Ciara Wakefield 
City Clerk Administrator 
(530) 822-4817 
cwakefield@yubacity.net  

     NO           None 

Beale Military Liaison Dave Shaw 
Marc Boomgaarden (Alt) 

Volunteer/Advocacy 
As needed 

Janice Nall – Beale AFB  
(530) 218-2121 
jsn@c-mp.com  

N/A None 

Blue Zones Toni Cole TBD / As needed 
Marni Sanders 
Executive Director 
marni.sanders@sharecare.com  

NO None 

Downtown Business 
Association Representatives 

Dave Shaw  
Michael Pasquale 

8:30 a.m. First Thursday 
Monthly & As needed 

(530) 755-1620 
info@yubacitydowntown.com  NO None 

Countywide Redevelopment  
Oversight Board*  
(Mayoral appointment) 

Michael Pasquale 
Wade Kirchner (Alt) 

As needed - Sutter County 
1160 Civic Center Blvd  
Yuba City, CA 95993 

Steve Smith, Assistant CAO 
(530) 822-7100 
SMSmith@co.sutter.ca.us 

YES None 

Feather River Air Quality 
Management District 
(FRAQMD) 

Michael Pasquale  
Wade Kirchner (Alt) 

4:00 p.m. First Monday 
Every other Month 
541 Washington Ave, YC 

Shelley Channel and 
Maria Ramos - FRAQMD 
(530) 634-7659 Ext 204 
schannel@fraqmd.org  
mramos@fraqmid.org  

YES $100/meeting 

Gilsizer Drainage District  
Dave Shaw (Mayor) 
Wade Kirchner 
Michael Pasquale (Alt) 

4:00 p.m.  Monthly   
Every 2nd Wednesday 
1201 Civic Center Blvd YC 

Tammi Gaschke – Sutter Co 
(530) 822-7450 
TGaschke@co.sutter.ca.us  

YES None 

Gov’t Affairs Committee for 
Sutter Yuba Homeless 
Consortium   

Michael Pasquale 
Toni Cole (Alt) 

When called 
Via Zoom 

Johnny Burke 
(530) 632-5761 
director@syhomelessconsortium.org  

YES None 

Greater Sacramento Economic 
Development Council 
(Recommendation) 

Michael Pasquale 
Dave Shaw 

9:00 a.m. Quarterly 
400 Capitol Mall #2520 

Brittany Jones 
(916) 287-9082 
bjones@selectsacramento.com  

NO None 
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City Council 
2025 Board and Committee Assignments 
 
 
 

Commission Members  Date/Time/Location Contact 700 
Form Stipend 

Local Agency Formation 
Commission (LAFCO) 

Marc Boomgaarden 
Dave Shaw (Alt) 

2:00 p.m., 2nd Thursdays 
Jan, Mar, May, July, Sep, Nov 
1201 Civic Center Blvd YC 

Doug Libby, Executive Director 
(530) 822-3231 
 dlibby@yubacity.net  

YES None 

North Sacramento Valley 
Integrated Regional Water 
Management Group 

Wade Kirchner 
9:00 a.m. Mondays TBD 
210 N. Lassen St 
City Hall - Willows 

Guadalupe Rivera 
(530) 822-7400 
GRivera@co.sutter.ca.us  

YES          None 

Regional Housing Authority Marc Boomgaarden 
12:15 p.m. Twice /Month 
1st & 3rd Wednesdays 
1455 Butte House Rd, YC 

Jennifer Ruiz – Housing Authority 
(530) 671-0220 Ext 122 
j.ruiz@regionalha.org  

YES $50/meeting 

Regional Waste Management Dave Shaw 
Toni Cole (Alt) 

4:30 p.m. Monthly 
Every 3rd Thursday 
915 8th Street, Msvl 

Scott Scholz & Lisa O’Leary 
(530) 634-6890 
scott@yubasutterrecycles.com 
lisa@yubasuttertransit.com 

YES $100/meeting 

Regional Water Authority Wade Kirchner 
Ben Moody 

9:00 am 2nd Thursday 
every other month in 
various locations  

Ashley Flores, Executive 
Assistant & Board Secretary 
(916) 967-7692 x2000 
Aflores@rwah2o.org 

YES         None 

Sacramento Area Council of 
Governments (SACOG) 

Marc Boomgaarden 
Toni Cole (Alt) 

9:00 a.m. Monthly 
Every 3rd Thursday 
1415 L St #300, Sacto 

Lanette Espinoza - SACOG 
(916) 340-6232 
LEspinoza@sacog.org 

     YES  $100/meeting 

School District Liaison Wade Kirchner 
Dave Shaw (Alt) 

Quarterly 
Thursdays @ 3:00 
750 Palora Ave, YC 

Lora Broad – YCUSD 
(530) 822-7601 
lbroad@ycusd.k12.ca.us  

     NO         None 

Sutter Animal Services 
Authority (SASA) 

Michael Pasquale 
Toni Cole 
Wade Kirchner (Alt) 

4:00 p.m. Monday  
Jan-Apr-Jun-Sep-Nov.    
1201 Civic Center Blvd, YC 

Ann Gillen – Yuba City 
(530) 822-4652 
agillen@yubacity.net  

     YES         None 

Sutter Butte Flood Control 
Agency (SBFCA) 

Dave Shaw 
Marc Boomgaarden 
Michael Pasquale (Alt) 
Toni Cole (Alt) 

1:00 p.m.  Monthly   
Every 2nd Wednesday 
1201 Civic Center Blvd, YC 

Terra Yaney – SBFCA 
(530) 755-9859 
admin@sutterbutteflood.org 

YES         None 
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City Council 
2025 Board and Committee Assignments 
 
 
 

Commission Members  Date/Time/Location Contact 700 
Form Stipend 

Sutter County Children & 
Families Commission Toni Cole Quarterly 

Location TBD 

Julie Price 
(530) 822-7505 
JPrice@co.sutter.ca.us 

    YES        None 

Sutter Yuba Mosquito Vector 
District Wade Kirchner 

4:00 p.m. Monthly 
Every 2nd Thursday 
701 Bogue Road, YC 

Stephen Abshier & Jessica 
Farrell  
(530) 674-5456 
steve@sutter-yubamvcd.org 
jfarrell@sutter-yubamvcd.org 

YES $100/meeting 

Yuba Sutter Arts Michael Pasquale 
6:00 p.m. Monthly 
Every 4th Wednesday 
624 E Street, Msvl 

David Read, Executive Director 
(530) 742-2787 
email@yubasutterarts.org  

YES         None 

Yuba Sutter Economic 
Development Corporation 
(Recommendation) 

Michael Pasquale 
Diana Langley 

Meets Quarterly 
950 Tharp Road, #1303, 
YC 
 

Brynda Stranix, CEO 
(530) 751-8555 
bstrannix@ysedc.org  

NO          None 

Yuba-Sutter Transit Authority 
(YSTA) 

Toni Cole 
Wade Kirchner 
Marc Boomgaarden (Alt) 
Dave Shaw (Alt) 

4:00 p.m. Monthly 
Every 3rd Thursday 
915 8th Street, Msvl 

Matthew Mauk & Lisa O’Leary 
(530) 634-6880 
matt@yubasuttertransit.com 
lisa@yubasuttertransit.com  

YES  $100/meeting 
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City Council 
2025 Board and Committee Assignments 
 
 
 

 

Ad Hoc Committees Members 

Budget Oversight  Dave Shaw 
Michael Pasquale 

Community Outreach Dave Shaw 
Michael Pasquale 

Habitat for Humanity Michael Pasquale 
Toni Cole 

Revenue Marc Boomgaarden 
Wade Kirchner 

Sikh Parade Dave Shaw 
Marc Boomgaarden 

Tierra Buena Traffic Dave Shaw 
Marc Boomgaarden 

Water Tower Park Naming Dave Shaw 
Michael Pasquale 
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City Council 
2025 Board and Committee Assignments 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

*=Mayoral Appointment ** = Recommendation            Grey = Ad Hoc Committee 

Dave Shaw Marc Boomgaarden Toni Cole Wade Kirchner Michael Pasquale 
Advisory Board Screening 
Committee 

Advisory Board Screening 
Committee Blue Zones County-Wide RDA Oversight 

Board* (Alt) 
County-Wide RDA Oversight 
Board*  

Beale Military Liaison Beale Military Liaison (Alt) 
Gov’t Affairs Committee for 
Sutter Yuba Homeless 
Consortium  (Alt) 

Feather River Air Quality 
Management District (Alt) 

Downtown Business 
Association 

Downtown Business 
Association 

Local Agency Formation 
District (LAFCO) 

 

Regional Waste Management 
Authority (RWMA) (Alt) 

Gilsizer Drainage District  Feather River Air Quality 
Management District 

Gilsizer Drainage District Regional Housing Authority Sacramento Area Council of 
Government (SACOG) (Alt)** 

North Sac Valley Integrated 
Regional Water Mgmt Group Gilsizer Drainage District (Alt) 

Greater Sacramento 
Economic Council (GSEC) 

Sacramento Area Council of 
Government (SACOG)** 

Sutter Animal Services 
Authority (SASA) 

Regional Water Authority 
(RWA) 

Gov’t Affairs Committee for 
Sutter Yuba Homeless 
Consortium   

Local Agency Formation 
District (LAFCO) (Alt) 

Sutter Butte Flood Control 
Agency (SBFCA) 

Sutter Butte Flood Control 
Agency (SBFCA) (Alt) School District Liaison Greater Sacramento 

Economic Council (GSEC) 

Regional Waste Management 
Authority (RWMA) 

Yuba-Sutter Transit 
Authority (YSTA) (Alt) 

 

Sutter County Children and 
Families Commission 

Sutter Animal Services 
Authority (Alt) 

Sutter Animal Services 
Authority (SASA) 

School District Liaison (Alt) Revenue Ad Hoc 
 

Yuba-Sutter Transit Authority 
(YSTA) 

Sutter Yuba Mosquito Vector 
District 

Sutter Butte Flood Control 
Agency (SBFCA) (Alt) 

Sutter Butte Flood Control 
Agency (SBFCA) Sikh Parade Ad Hoc Habitat for Humanity Ad Hoc Yuba-Sutter Transit Authority 

(YSTA) Yuba Sutter Arts 

Yuba-Sutter Transit Authority 
(YSTA) (Alt) Tierra Buena Traffic Ad Hoc  Revenue Ad Hoc Yuba-Sutter Economic 

Development Corp (YSEDC)** 

Budget Oversight Ad Hoc    Budget Oversight Ad Hoc 

Community Outreach Ad Hoc    Community Outreach Ad Hoc 

Sikh Parade Ad Hoc    Habitat for Humanity Ad Hoc 

Tierra Buena Traffic Ad Hoc    Water Tower Naming Ad Hoc 

Water Tower Naming Ad Hoc     
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CITY OF YUBA CITY

Future Agenda Items

- Councilmember Kirchner
- Councilmember Pasquale
- Councilmember Cole
- Vice Mayor Boomgaarden
- Mayor Shaw
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CITY OF YUBA CITY

Reports and Communications
The following reports and communication items are provided for the Council’s information.  No 
action can be taken on items under this section unless the Council agrees to include it on a 
subsequent agenda

City Manager’s Report
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CITY OF YUBA CITY

Reports and Communications
The following reports and communication items are provided for the Council’s information.  No 
action can be taken on items under this section unless the Council agrees to include it on a 
subsequent agenda

City Council Reports
- Councilmember Kirchner
- Councilmember Pasquale
- Councilmember Cole
- Vice Mayor Boomgaarden
- Mayor Shaw

Adjournment
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