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 INTRODUCTION 

 Purpose 

he El Margarita Master Plan (Master Plan) 

provides for the orderly and systematic 

development of a community covering 

approximately 650 acres, with some portions already 

developed and new areas to be developed in a way that 

is compatible with existing development.  This Master 

Plan incorporates elements of the Yuba City General 

Plan (General Plan), Yuba City Zoning Regulations 

(Zoning Regulations) and the City’s Growth Policies 

into a comprehensive document that guides 

development within the Master Plan area.  Once built-

out, the El Margarita community will primarily consist 

of residential uses combined with a mix of commercial, 

industrial and public uses, including schools and parks.   

 Plan Area 

The approximately 650 acre Master Plan area is 

located in western Yuba City along the north side of 

Franklin Road between Harding Road on the east side 

and the proposed Western Parkway on its west side 

(Western Parkway will run north and south located 

mid-way between Township Road and George 

Washington Boulevard).  The north boundary varies 

between Colusa Highway (State Route 20)and the 

south boundary of River Valley High School (See 

Figure 1). 

 Planning Context 

Following the adoption of Yuba City’s new General 

Plan in 2004, the City Council felt that the General 

Plan, as the name implies, was too broad based to 

assure the detail needed in planning the City’s new 

development.  The City Council expressed that new 

development should: 

 Fully implement the new General Plan; 

 That services should be properly planned and 

efficiently provided; and 

 That new development should be of expected 

quality and be compatible with existing 

development. 

While the General Plan addresses the long-term 

community vision – how the City should look in 20 

years in regards to its image and character and how 

resources and infrastructure should be most efficiently 

utilized; it does not provide the more detailed road 

map necessary to accomplish the vision. This resulted 

in a need to prepare more detailed plans to adequately 

address how desired outcomes will be achieved 

through new development.  Specific Plans and Master 

Plans are needed that create predictable and precise 

plans that will help guide development in an agreed to 

form and fashion. 

 The Need for a Master Plan 

In March 2005 the City Council, via Resolution No. 05-

049, established growth policies related to future 

development within Yuba City’s Sphere of Influence 

(SOI).  More specifically, this resolution requires that 

prior to annexation and individual development 

projects being considered, a specific plan or master 

plan be prepared for each of the expected growth 

areas.  The El Margarita area was identified as one of 

the areas subject to the preparation of a master plan. 

In order to assure that development fully implement 

the General Plan the resolution lists 12 growth policies 

that must be considered, including community design, 

circulation, infrastructure, parks, and schools and 

others. 

By comprehensively planning the 650 acre area, the 

City, community members, and developers are able 

to partner to better address wide-ranging 

infrastructure, housing, environmental, fiscal, and 

community challenges associated with 

accommodating growth.  Planning at this scale allows 

the City and stakeholders to design and phase 

infrastructure improvements that are more efficient, 

environmentally sensitive, and costs effective.  

Moreover, the City can address mobility within and 

across the Master Plan area, neighborhoods, schools, 

and open spaces. Several of the issues, such as 

flooding from nearby rivers and affordable housing 

are more effectively addressed in a broader citywide 

or regional manner.  For housing in particular, the 

Master Plan provides for a range of housing densities 

and styles, which provides opportunities for 

affordable housing. 

This Master Plan addresses how the growth policies 

adopted by the City Council will be implemented 

within the El Margarita area. 
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 Relationship with adopted regulations & 

policies  

 

The 2004 Yuba City General Plan sets forth the general 

guidelines for long term growth and development 

within Yuba City, generally looking out about 20 years.  

This Master Plan provides guidelines for more precise 

implementation of the General Plan’s objectives, key 

initiatives, policies and land use designations for the El 

Margarita area. 

The key elements of the General Plan that are most 

relevant to the El Margarita Master Plan are its Land 

Use, and Circulation (Transportation) Elements.  

Other important elements of the General Plan include 

Housing, Parks and Open Space, and Public Facilities 

and Services.  The land use map in this Master Plan 

mirrors the General Plan land use map.  

The most relevant policies contained in the individual 

General Plan elements are grouped together in this 

Master Plan in the sections most pertinent to each 

policy.  For example, General Plan policies regarding 

transportation are stated and addressed in the 

Transportation section of this plan.  In addition to the 

General Plan policies, this Master Plan also contains 

other policies and standards that will further 

implement the General Plan or address issues 

specifically applicable to the El Margarita area.  

 

As discussed above, in 2005 the City Council adopted 

a resolution containing growth and development 

policies for new areas of the City.  This resolution 

requires that, prior to annexation into the City, a 

specific plan or master plan be prepared that addresses 

the 12 growth policies centered on implementation of 

the General Plan.  It should be noted that an exception 

was made in the El Margarita Master Plan area as it was 

annexed into the City prior to the preparation and 

adoption of a Master Plan.  This was done to overcome 

poor groundwater conditions that exist in the area.  

More specifically, the City annexed the area to serve 

Franklin Elementary School with City water.  

Consequently, much of this area is within the City 

limits. However the City has not encouraged 

development pending the preparation and adoption of 

this Master Plan.   

The 12 growth policies described above,  require that 

the following items be addressed: 

 Community design standards 

 Water and wastewater 

 Drainage 

 Circulation, including streets, bike and pedestrian 

routes 

 Flooding, levee improvements 

 Parks 

 Schools 

 Financing of new infrastructure and impact fees, 

and  

 Affordable housing 

The intent of this Master Plan is to identify and address 

those issues particularly relevant to this area in a 

comprehensive manner.  Several of the issues, such as 

flooding from nearby rivers and affordable housing, 

must be addressed in a broader citywide or regional 

manner.  Regarding housing in particular, the Master 

Plan provides for a range of housing densities and 

styles, which provides the basis for affordable housing. 

 

The Yuba City Zoning Regulations implements the 

General Plan, but in greater detail.  The Zoning 

Regulations provide the permitted type of uses and 

property development standards that are applicable 

within the Master Plan area.  It is likely a special zone 

district that references this Master Plan will be utilized 

to coordinate these two documents. 

 Setting 

 

As can be seen in Figure 2, a portion of the Master 

Plan area is presently developed. These developments 

occurred some years ago in unincorporated Sutter 

County.  These pre-existing developments primarily 

consist of residential uses, as there are approximately 

350 existing homes within the Master Plan area, mostly 

located within several subdivisions and a mobile home 

park.  This includes:  

 Wildewood  

 Wildewood East  

 Wildewood West subdivisions: 136 large lot 

residences located on the north side of Franklin 

Road.  

 El Margarita Estates (133 residences) located on 

the northwest corner of El Margarita Road and 

Franklin Road.  
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 Warren Estates (29 residences) and 8 duplex 

residences on the north end of the Master Plan 

area just east of George Washington Boulevard. 

  Country Village Mobile Home Park 

(approximately 36 residences) located near the 

northwest corner of George Washington 

Boulevard and Franklin Road.   

There are also several rural residential homes 

peppered throughout the Master Plan area.   

There is also a City approved, yet undeveloped, Unity 

Estates senior residential facility (202 proposed 

residences) to be located on the west side of El 

Margarita Road.  This project also includes a 4.2-acre 

office site.  

While the majority of the area is designated for 

residential uses, there are several light industrial type 

uses within the Master Plan area.  This includes the 

Howard Drying Company located on approximately 

15 acres on the north side of Franklin Road, and a well 

drilling and truck repair businesses on the west side of 

George Washington Boulevard.  The Master Plan area 

also contains three religious institutions on the west 

side of George Washington Boulevard. 

The properties that are not developed with urban or 

suburban uses are primarily used for agriculture. 

 

City utilities are required to develop property within 

the Master Plan area, as is annexation.  While the 

majority of the area is within the City limits, there are 

undeveloped commercial and light industrial 

properties that will need to be annexed prior to being 

developed.  Given that the unincorporated Wildwood 

East subdivision is developed,  its residents have the 

discretion of annexing into the City or remaining in the 

County.   

 

The existing roadway system consists entirely of two-

lane roads, sans Colusa Highway on the edge of the 

Master Plan area, which is four lanes and is a regional 

roadway.  The streets within the Master Plan area are 

primarily designed to accommodate local traffic. There 

are some pedestrian and bicycle facilities in the more 

recent nearby developments, but within the Master 

Plan only the El Margarita Estates subdivision is served 

with sidewalks and  there is also a bike lane along 

Franklin Road.  Figure 3 depicts the existing roadway 

network.  

Some of the roads existing along the perimeter of the 

Master Plan area, including Bridge Street, Harter 

Parkway and Western Parkway, will be extended 

through the Master Plan area.  Other streets exist 

within the Master Plan area, but are not yet built to 

their ultimate capacity.   These include George 

Washington Boulevard and Franklin Road.  Colusa 

Highway (only a small portion touches the northern 

edge of the plan area), Harding Road and El Margarita 

Road are built to their ultimate number of lanes, but 

will be further improved with signals and other 

roadway enhancements as development occurs.  

Table 1 lists the General Plan designated roads that 

are or will be constructed within the Master Plan area, 

showing both the existing condition of the roads and 

their built-out configuration.  The transportation 

system will be expanded incrementally over time as 

new development allows for improvements. 

Development impact fees collected from new 

development and other revenue sources will be 

utilized to make further improvements to the 

circulation system.   

Public transportation, operated by Yuba-Sutter 

Transit, provides six fixed routes within the Yuba-

Sutter area.  The El Margarita area is served on its 

northeast corner by Route 1: Yuba City to Yuba 

College, and Route 2: Yuba City Loop. 

 

Due to previous groundwater pollution problems, the 

northwest portion of the Master Plan area, including 

Warren Estates, was previously connected to the City 

water system.  Also, due to other water quality issues 

west of the Master Plan area, the City received a state 

grant to extend a 16-inch water line along Franklin 

Road, which comprises the southern boundary of the 

Master Plan area.  This water line allowed the 

Wildewood and Wildewood West subdivisions, El 

Margarita Estates and the Country Village Mobile 

Home Park to transfer from independent local 

community water systems that served each 

subdivision, to the City water system.  The Wildewood 

East Subdivision, which is fully developed, remains 

connected to an independent local community water 

system.  Other rural residential homes and businesses 

are served by individual wells.  All new development is 

required to connect to the City water system. 
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All existing development in the Master Plan area is 

served by individual sewage disposal systems.  Any new 

development, other than new homes constructed on 

existing parcels or minor improvements or 

expansions, must connect to the City’s wastewater 

treatment system, which must first be extended into 

the Master Plan area. 

 

The area is served by a combination of the Sutter 

County Water Agency (Agency) and Yuba City for 

storm drain management.  The Agency owns, operates 

and manages the backbone drainage system, which 

consists of the Live Oak Canal, which generally flows 

north to south through the Master Plan area.  The Live 

Oak Canal is located along the west side of George 

Washington Boulevard in the north portion of the 

Master Plan area, then flows west along the north side 

of Wildewood East, Wildewood and Wildewood 

West Subdivisions and then turns south along the 

western boundary of the Wildewood West 

subdivision, flowing south beyond Franklin Road to the 

O’Banion Pump Station where the water is pumped 

into the Sutter Bypass and ultimately flows into the 

Sacramento River.  

For new developments in the area, the City will serve 

as the lead agency and will  manage new drainage  

systems.  Any new system will ultimately  flow into the 

Live Oak Canal.   

Prior to construction of any new development, the 

City and the Agency are  required to review grading 

plans for drainage.  The City also collects fees from 

new development, a portion of which is transferred to  

the Agency for widening and upgrading the Live Oak 

Canal to accommodate increased storm-water runoff 

from the new growth. 

Even with the proposed enlargement of the canals, the 

storm-water drainage system will not be able to carry 

the increased storm-water caused by new growth. The 

system will also need to incorporate new storm-water 

detention ponds to temporarily store storm-water 

from  large weather systems in order to meter the 

storm-water into the system. 

 

Areas within the City limits are served by the Yuba 

City Police Department, whereas unincorporated 

portions (primarily the Wildewood East Subdivision) 

are served by the Sutter County Sheriff’s Department.  

If and when the unincorporated areas annex into the 

City, the annexed areas will then be served by the City 

Police Department.  There are no police facilities 

located within the Master Plan area.  The area will be 

served from the existing Police Headquarters located 

on Poole Boulevard between Stabler Lane and Civic 

Center Boulevard. 

 

The Yuba City Fire Department serves the entire 

Master Plan area.  There are no fire facilities within the 

Master Plan area nor are any anticipated in the 

foreseeable future.  Fire Stations 4 on Ohlyer Road and 

7 located on Butte House Road are the primary 

responders within the El Margarita area.  The relatively 

new and very near Fire Station 4 is located at the 

southeast corner of Franklin Road and Ohleyer Road, 

which is across Franklin Road from the Master Plan 

area.  Station 7 is located in Tierra Buena. 

 

Table 1: Major Street Network 

Street Roadway Type1 Existing Condition Full Build-out 

Western Parkway Parkway Unbuilt 4 lanes divided 

George Washington Blvd. Major Arterial 2 lanes 4 lanes 

El Margarita Road Minor Arterial 2 lanes 2 lanes 

Harter Parkway Parkway Unbuilt 4 lanes divided 

Colusa Highway (SR 20) 4 lane Highway 4 lane Highway 4 lane Highway 

Bridge Street Major Arterial Unbuilt 2 and 4 lanes 

Franklin Road Major Arterial 2 lanes 4 lanes 

Harding Road Collector 2 lanes 2 lanes 
1 Per the City’s General Plan 
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There are no existing parks or public open space lands 

within the Master Plan area.  The General Plan 

designates a new park site to be constructed on the 

south side of River Valley High School.  There will also 

be a 15-acre storm-water detention basin located near 

Franklin Road that will ultimately have a secondary use 

for athletic fields.  As it will be a dual use facility – 

storm-water drainage ponds and a park/athletic fields 

– it will likely be multi-level, with park playground and 

related facilities on an upper level for year-round 

activities except short periods during wet years. 

 

The Master Plan area is served by three school 

districts, as depicted in Figure 4.  Franklin Elementary 

School District, which provides K-8 education, and 

Sutter Union High School District, which provides 9-

12 education, generally serves the western portion of 

the Master Plan area.  Yuba City Unified School 

District, which provides K-12 education, serves the 

north and eastern portion.  

There are no existing schools located within the 

Master Plan area, although River Valley High School 

abuts the area.  The General Plan provides for a future 

K-8 school to be located along the east side of El 

Margarita Road, adjoining the south side of River Valley 

High School.  The aforementioned proposed park will 

abut both schools and could be utilized jointly for 

school athletic activities as well as neighborhood use. 

 

There are other local and regional public agencies that 

provide service to the Master Plan area that will not 

be significantly affected by this Master Plan.  This 

includes the Feather River Air Quality Management 

District, some Sutter County services, the Sutter-Yuba 

Mosquito and Vector Control District, Yuba College, 

and the Sutter Cemetery District. 
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 LAND USE 

 Master Plan Objectives 

A. Provide efficient and reliable public services 

and utilities to all residences and businesses.  

B. Provide a transportation system that features 

a safe and efficient vehicle, bicycle and 

pedestrian network that interconnects the 

local neighborhoods and connects with the 

remainder of the City and surrounding areas. 

C. Provide a land use plan that offers a variety of 

housing types that meet the needs of all 

residents. 

D. Promote distinctive and attractive 

neighborhoods that strengthen the character 

of the community. 

E. Provide neighborhood streetscapes that are 

inviting and aesthetically pleasing. 

F. Provide standards that ensure that new 

development is compatible with existing 

development. 

 Plan Land Uses 

The El Margarita Master Plan implements the General 

Plan, which establishes the land use framework for 

development of property.  All land use approvals, 

including rezonings, tentative subdivision maps, parcel 

maps, and use permits within the Master Plan area 

must be consistent with the provisions herein. 

This Master Plan is intended to address how this area 

will blend with the greater Yuba City area as described 

in the General Plan, while attempting to create an 

individual character for itself.  Development standards 

and guidelines, included later in this Master Plan, are 

intended to create a neighborhood character within 

the El Margarita Master Plan area. 

The land use plan provides for compatibility between 

existing and new development, by recognizing existing 

uses and incorporating new development around 

those uses.  It recognizes that there are various 

existing neighborhoods and incorporates new 

neighborhoods into a pattern and design that will 

enhance existing neighborhoods and promote the 

area’s social wellbeing.  It provides for commercial 

development that will serve the needs of local 

residents as well as providing for regional needs, and 

areas for employment opportunities.  

 Land Use Designations and Map 

For purposes of simplicity this Master Plan utilizes the 

same land use designations as the General Plan, and 

incorporates the General Plan Land Use Map. The land 

use categories provided in this Master Plan are: 

 

Low Density Residential (Single-Family):  This applies 

to residential development of 2-8 residences per gross 

acre, which is typical of single-family residential 

subdivisions in Yuba City. 

Low-Medium Density Residential  (Traditional 

Neighborhoods with a Mix of Housing Types): 

Residential development of 6-14 residences per gross 

acre.  This density range provides for a mix of single-

family housing on small lots, duplexes, mobile home 

parks, and lower density condominium projects. 

Medium-High Density Residential:  Residential 

development at densities ranging from 12 to 36 

residences per gross acre.  This density range will 

accommodate two-, three-, and four-plexes, 

apartments, and condominiums. 

 

Neighborhood Commercial: Small retail centers on 

one to five acre sites, with up to 10 acres in special 

circumstances where mixed-use development is 

envisioned.  Mixed use development (at a density of 

12-36 residences per gross acre) such as apartments 

or offices above ground floor retail.  The maximum 

Floor Area Ratio (FAR) is 0.5, excluding housing.  (FAR 

is generated by dividing the building area by the parcel 

area, using the same units). 

Community Commercial:  Shopping Centers are the 

typical example of the type of development to expect.  

Retail shopping areas contain a wide variety of 

businesses, including retail and service commercial 

stores, eating and drinking establishments, professional 

and medical offices. Mixed use development could 

include residential development (at a density of 12-36 

residences per acre) that is secondary to commercial 

uses.  Typical site sizes are 15 to 20 acres (although 

this is not a minimum or maximum requirement).  The 

maximum FAR is 0.5, excluding housing. 

Regional Commercial:  Shopping Centers typically 

anchored by retail outlets with a regional draw, 

including “big box” retail, department stores, and 

regional shopping malls. Sites are typically 25-50 acres 
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(although this is not a minimum or maximum 

requirement).  This also includes auto- and visitor-

oriented commercial uses such as hotels, service 

stations and restaurants.  It also includes automotive 

sales and services and housing as secondary to the 

commercial uses.  The maximum FAR is 0.5, excluding 

housing. 

Office & Office Park:  Consists primarily of 

professional and medical offices.  This includes 

neighborhood, community and downtown offices as 

well as office development in a low-intensity, campus 

type setting.  This could also include a mix of uses such 

as small-scale support services and residential uses that 

are secondary to office development.  An example is 

housing units or live/work units above office uses.  The 

maximum FAR is 1.0, excluding housing. 

Business, Technology, and Light Industry:  This 

classification provides for both freestanding sites and 

campus or complex type developments 

accommodating flexible uses of space.  Uses include 

research and development, light industrial uses, office 

uses, high-tech uses and small-scale distribution uses.  

The maximum FAR is 0.75. 

Manufacturing, Processing and Warehousing:  This 

includes manufacturing and industrial processing, 

general service, warehouse and distribution uses, 

agricultural product processing and warehousing; large 

equipment sales, service and supplies.  The maximum 

FAR is 1.0. 

 

Public & Semipublic:  This includes schools, 

government offices, corporation yards, hospitals, and 

city and public facilities.  The maximum FAR is 1.0. 

Parks, Recreation & Open Space:  This is for 

improved and unimproved park facilities, including 

neighborhood, community and regional parks, golf 

courses, and private recreational facilities. 

The Land Use Diagram provided in Figure 5 

delineates the location and extent of each land use 

designation within the Master Plan area. 

 Build-out Estimates 

As previously described, a significant portion of the 

Master Plan area was previously developed with non-

agricultural uses.  However, there remains a large 

portion of the Master Plan area that remains 

undeveloped, primarily used for growing agricultural 

crops.  There are approximately 250 acres that are 

already developed (39 percent of the Master Plan 

area), but there are approximately 400 acres that are 

undeveloped (61 percent of the Master Plan area).  

Figure 6 identifies the undeveloped properties. 

By applying the expected average land use densities 

(residential) and intensities (commercial, industrial) to 

those 400 undeveloped acres, the estimated amount of 

growth that will likely occur in the El Margarita area is 

shown in Table 2.  Considering the City’s average 

growth rates and the lack of immediate services to the 

area, it is anticipated that it will more than likely be 

many years for build-out to occur. 

 

As noted in Table 2, there is the potential for about 

1,510 new residences.  Combined with the 

approximately 350 existing residences this equates to 

approximately 1,860 residences at build-out of the 

Master Plan area.  At an average of 2.75 people per 

residence, there will ultimately be about 5,100 

residents living within the El Margarita Master Plan 

area. 

The Master Plan provides for a wide variety of housing 

types, ranging from single-family residences, to 

apartments, condominiums and mobile home park 

units.  Table 2 indicates that approximately 60 

percent of the new housing will be for single-family 

residences, roughly 18 percent for medium density 

housing (very small lot single-family residences, 

duplexes, mobile home parks) and about 22 percent of 

new housing will be higher density residential uses 

which includes apartments and condominiums.  While 

the low/medium density and the medium/high density 

residential land use designations do not necessarily 

equate to housing affordability, it does ensure that land 

will be available for a variety of housing options and 

densities which may result in more affordable housing.  

The high density residential land use designations are 

important as it is anticipated that if the City Council 

adopts citywide affordable housing standards (per 

Council Resolution 05-49) the higher density 

residential land uses will likely be critical towards 

implementing those standards. 
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Located in the northwest portion of the Master Plan 

area are approximately 26 acres of undeveloped and 

underdeveloped regional commercial property that 

could be developed with approximately 225,000 

square feet of retail and service commercial buildings.  

These properties adjoin additional commercial 

property on their east side, but outside of this Master 

Plan area. Combined this allows for an even larger 

commercial development. 

This commercial area is located near the western edge 

of the City’s planned growth area, at the intersection 

of Colusa Highway and Western Parkway, both major 

traffic carriers.  Because this potential commercial area 

is near the western fringe of the General Plan growth 

boundary, little residential development will likely 

occur west of this site for the foreseeable future.  

There is also vacant property south of this commercial 

area along the future Western Parkway that is 

designated for office and light industrial uses.  Should 

office/industrial uses fail to develop, and a large retail 

user(s) becomes interested in this area, a portion of, 

or all of the proposed office and industrial properties 

could be re-designated to regional commercial which 

could enhance the nearby existing regional commercial 

properties described above. 

Also located within the Master Plan area is a 2.5-acre 

neighborhood commercial site located at the corner of 

George Washington Boulevard and Bridge Street 

(when extended), which will become a significant 

intersection.  This site could accommodate a small 

neighborhood center of nearly 30,000 square feet of 

retail or service commercial buildings assuming a FAR 

of approximately 0.25. 

 

The Master Plan area contains approximately 58 

undeveloped acres of employment type properties.  

These are broad land use categories that will allow 

most types of employment uses, minus heavy industry, 

or uses that generate significant noise, dust, odors, etc. 

There are also 4.2-acres of vacant office property 

located on the west side of El Margarita Road just 

south of River Valley High School, which could allow 

for additional employment options. 

The ratio of employees per acre can vary significantly.  

For example, there are employment intense land uses, 

such as a call center, that may employ 100 people per 

acre, or a non-intensive use such as a warehouse that 

Table 2: Growth Potential for Undeveloped Properties by General Plan Land Use Designation 

General Plan Designation & Zone District Acres Residential: Average Density 

(Dwelling units per acre) 

New housing units or 

square footage1 

Low Density Residential (LDR) 211 4.25 dwelling units per acre 895 Single family units 

Medium/Low Density Residential 

(MDR) 

39 7 dwelling units per acre 273 Multiple family units 

Medium/High Density Residential 

(HDR) 

20 20 dwelling units per acre 342 Multiple family units 

Office (O) 4.2 - 54,900 sf 

Neighborhood Commercial (NC) 2.5 - 29,400 sf 

Regional Commercial (RC) 26 - 226,500 sf 

Business, Technology, & Light 

Industrial (B, T & LI) 

46 - 500,900 sf 

Manufacturing, Processing, & 

Warehousing (M, P, & W) 

15 - 163,300 sf 

Public & Semi Public 15 - - 

Parks, Recreation, & Open Space 15 - - 
1 Number of new housing units or bldg. square footage (sf) for nonresidential uses 
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may employ as few as five employees per acre or less.  

Regardless, historically, the Yuba City urban area 

consumes an annual average of only roughly five acres 

of employment designated land or less, and due to the 

proximity of services, it will likely take many years for 

these employment properties to fully develop. 

 

The proposed park to be located on Harter Parkway 

will serve both the local community and the 

neighboring schools. The park can have amenities that 

will serve the nearby residential areas, both within and 

outside this Master Plan area, as well as serve a 

secondary purpose for outdoor activities by the 

neighboring River Valley High School and the adjacent 

future K-8 school.  The park likely will not be 

established until much of the residential development 

occurs given that the park would in all or part be 

funded through Development Impact Fees collected 

from new development, or the school district and City 

collaborate for an outdoor school activities/park site.   

The proposed K-8 school site that abuts the proposed 

park site will serve the portion of the Master Plan area 

that lies within the Yuba City Unified School District 

as well as other areas within the District that are 

outside of the El Margarita area. 

 Compatibility between Land Uses 

 

At the time of adoption of this Master Plan, 

approximately 60 percent of the Master Plan area was 

being utilized for agricultural purposes.  Although it will 

likely take many years for the Master Plan area to fully 

develop, over time agricultural land will be 

incrementally reduced as land is converted to urban 

uses or when farmland is prematurely abandoned in 

anticipation of urban development.  Regardless, as 

development occurs, the urban/agricultural interface 

will likely be temporarily increased, but will eventually 

be reduced to non-existence.  During the interim 

period, lifestyle issues between urban uses and 

agricultural uses may arise within the Master Plan area.  

However, because the Master Plan area will ultimately 

be fully developed, permanent buffers between the 

urban/agricultural uses would be impractical.  Similarly, 

along the Master Plan boundaries there are agricultural 

uses.  Because the Master Plan area is well within the 

City’s urban planning boundaries, permanent buffers 

along the Master Plan boundaries are also impractical. 

During the interim, until build-out of the Master Plan 

area, practical actions should be taken to reduce 

conflicts along urban/agricultural interfaces.  Such 

actions include fencing off temporary dead end streets 

from pedestrian encroachment, restricting gates in 

rear yards, etc.  Policies are provided to protect 

existing agricultural uses within the Master Plan area 

and along its borders. 

 

Generally, compatibility between uses is not a major 

factor within the El Margarita Master Plan area.  The 

major long-term land use within the area will continue 

to be single-family residences, and new residential 

development often does not pose lifestyle issues when 

adjacent to comparable residential uses.  Moreover, 

interface standards between residential uses and 

nonresidential uses are addressed in City’s Zoning 

regulations, which require added building setback 

widths, screening, and additional perimeter landscaping 

along property edges, to adequately protect residential 

property.   

There is, however, an existing condition that could 

cause compatibility concerns among the residents 

along the exterior of the El Margarita Estates 

Subdivision.  This includes the north, west, and east 

boundaries of El Margarita Estates (Figure 7).  The El 

Margarita Estates lots generally vary in width between 

90 and 100 feet, which are wider than what is 

anticipated for lots within new neighboring 

development. 

Adding single-family residential uses with more 

conventional lot sizes, which typically range 50 to 60 

feet in width, abutting the larger lots within El 

Margarita Estates, could create a perception of conflict.  

To minimize potential conflicts, a policy has been 

incorporated that new residential lots that abut El 

Margarita Estates have a minimum lot with of 75 feet.  

While the average lot widths within the Wildewood 

Estates subdivisions are even wider than El Margarita 

Estates, compatibility is not an issue, as no new single-

family development will directly abut Wildewood 

Estates borders.  Franklin Road, the Live Oak 

Canal/Western Parkway, and potentially the Bridge 

Street extension will separate land development along 

three sides of the Wildwood Estates subdivisions.  The 

east side is bordered by existing development. 
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 Land Use Policies 

 New development shall be consistent 

with the use, density and intensity allowed by the land 

use designation in which it is located, as described in 

the General Plan. 

New development and significant building 

expansions or exterior remodels shall be consistent 

with the design standards and guidelines contained in 

Sections 6.0 through 9.0 on following pages. 

  During the City’s review process of new 

development, all reasonable efforts shall be made to 

protect neighboring agricultural uses from nearby 

development.  This includes, but is not limited to, solid 

fencing with no gates along rear yards that border 

agricultural uses, and providing fencing at temporary 

dead end streets to reduce trespassing opportunities. 

 Agricultural uses are permitted to 

continue within the Master Plan area until such time 

the property is otherwise developed.  The Sutter 

County Right-to-Farm Ordinance, which recognizes 

that agricultural uses have a right to operate, is 

applicable within the Master Plan area. 

Land Use 5:  Where appropriate, all new residential 

development shall be required to notify new 

homeowners via a right-to-farm covenant which shall 

be recorded against the property, notifying 

homeowners of neighboring agricultural uses right-to-

farm and of the potential nuisances that occur from 

farming, such as noise, dust, and spraying as part of 

normal farming practices. 

Land Use 6:  New residential lots that abut the north 

and west and east sides of El Margarita Estates shall 

have a minimum rear lot width of 75 feet, and a 

minimum main building setback of 25 feet. 
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 INFRASTRUCTURE  

This section details major infrastructure systems that 

require significant physical improvements. This 

includes the transportation network, water, 

wastewater, and drainage – services that are primarily 

provided by the City.  It is recognized that a significant 

amount of on and off-site infrastructure improvements 

are necessary to ensure that future development 

meets minimum standards.  This Master Plan provides 

the larger backbone infrastructure systems needed to 

serve the entire built-out Master Plan area, including 

the major streets, and the water, sewer, and drainage 

trunk lines.  The smaller connecting infrastructure 

systems that will serve individual development projects 

will be designed on a project level basis.      

Because the Master Plan area will be developed over 

an extended period; and that it is not necessary nor 

economically feasible to construct the entire backbone 

system en masse, this plan provides interim 

infrastructure solutions that will allow incremental 

phasing of development of the backbone infrastructure 

system. 

 A Balanced Transportation Network 

To accommodate new development significant 

improvements to existing major roadways within the 

Master Plan area are needed.  Additionally, some new 

major roads will be extended through the Master Plan 

area while new local streets will be necessary to serve 

new neighborhoods.  The major backbone road system 

consists of those streets identified in the General Plan 

as Arterials and Collectors, as indicated in Figure 8. 

The following is a description of the built-out major 

street system.  Figure 9 provides the ultimate cross-

sections of these major streets upon their build-out. 

State Route 20 (Colusa Highway): This roadway will 

remain a four-lane highway.  Because Colusa Highway 

is a limited access State Highway, bike lanes and 

pedestrian access is discouraged.  Within the Master 

Plan area no new road crossings of Colusa Highway 

are anticipated, although the Colusa Highway/El 

Margarita intersection will be signalized. 

Bridge Street:  Presently terminating at Harding Road 

on the eastern edge of the Master Plan area, Bridge 

Street will be extended west through the Master Plan 

area to at least George Washington Boulevard, and 

potentially further west to Western Parkway.  It will 

be constructed as a four-lane road east of El Margarita 

Road and narrow to two lanes west of El Margarita 

Road.  Bridge Street will be improved with bike lanes, 

curbs, gutters, sidewalks, and landscaping. 

Franklin Road: Franklin Road will be widened to four 

lanes and will be improved with curbs, gutters, 

sidewalks, bike lanes, and landscaping. 

Western Parkway: Western Parkway will ultimately 

be constructed to travel north to south from Pease 

Road to Bogue Road. It will consist of four lanes with 

a landscaped center divider, curbs, gutters, sidewalks 

and bike lanes.  The “Parkway” designation indicates 

that there will be additional landscaping, including 

plantings within the center dividers where appropriate. 

 

Photo 1: An existing portion of Western Parkway (outside of plan 

area). 

George Washington Boulevard:  George 

Washington Boulevard will be widened from two lanes 

to four lanes and will include curbs, gutters, sidewalks, 

bike lanes, and landscaping. 

El Margarita Road: El Margarita Road will ultimately 

be extended to connect with Harter Parkway just 

south of Franklin Road.  It will remain two lanes, but 

will be improved with curbs, gutters, sidewalks, bike 

lanes, and landscaping. 

Harter Parkway: Similar to Western Parkway, Harter 

Parkway will be constructed from Pease Road to 

Bogue Road.  It will consist of four lanes with a 

landscaped center divider, curbs, gutters, sidewalks,  
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bike lanes with considerable landscaping along its 

corridor. 

Harding Road: Harding Road will remain two lanes, 

but will be improved with curbs, gutters, sidewalks, 

bike lanes, and landscaping. 

All of these streets will be signalized at significant 

intersections and will provide at a minimum Class II 

bikeways, and detached sidewalks separated from 

roadways with a planter strip, or pedestrian ways 

located on both sides.  The expansion or initial 

construction of these roads to a completed standard 

will be phased as new development occurs.  Their 

completion or near completion, will often not likely 

occur until build-out of the Master Plan area.  In some 

cases, typically where there is pre-existing 

development, completion to full standards may take 

even longer. 

 Phasing of Street Improvements 

Because much of the Master Plan area is undeveloped, 

the anticipated General Plan classified street and 

intersection improvements have not yet been 

completed to meet urban levels of service.  The first 

area anticipated to be developed within the Master 

Plan is located on both sides of the Bridge Street 

extension between George Washington Boulevard and 

El Margarita Road, as highlighted in Figure 10, given 

that several residential projects have recently been 

proposed in this area.  These projects will be 

conditioned to construct their respective sections of 

Bridge Street. However the new portion of Bridge 

Street will remain unconnected to the existing Bridge 

Street for an interim period until development of the 

properties located in-between the new and existing 

Bridge Street sections are developed.  To ensure 

adequate traffic circulation during the interim period, 

backbone road improvements are needed to 

accommodate traffic during the likely first phase of 

development (Phase 1).  

The traffic study prepared for Phase I developments 

indicates that the intersections at El Margarita Road at 

Colusa Highway, and El Margarita Road at Franklin 

Road will operate at unacceptable Levels of Service 

during peak traffic hours.  The intersection of Colusa 

Highway at George Washington Boulevard will also be 

impacted, but not to a significant level.  As a result, 

improvements to the El Margarita Road and Colusa 

Highway and El Margarita Road and Franklin Road 

intersections will need to be made prior to the 

development projects being built-out, with the 

development projects contributing their fair-share of 

the total improvement costs.   

The exact method(s) and ratios for paying for these 

improvements will be determined at the time of 

specific development projects.   

 Transportation Policies 

Transportation Policy 1:  Create a balanced, 

complete transportation network  that provides a 

range of transportation options for all residents and 

employees. 

Transportation Policy 2:  All new street routes shall 

be consistent with the routes identified in Figure 10, 

to the extent feasible. 

Transportation Policy 3:  Environments shall be 

designed for the safety of drivers, pedestrians, and 

bicyclists.   

Transportation Policy 4:  All streets shall be 

improved as shown in Figure 9.  For streets not 

shown in Figure 9, the Yuba City Standard Details 

shall take precedence, unless a project, as conditioned 

otherwise. 

Transportation Policy 5:  Proposed developments 

previously described as being within the Phase 1 

Development Area, located along either side of the 

Bridge Street extension between George Washington 

Boulevard and El Margarita Road, should not be built-

out until the following improvements are made: 

 El Margarita Road/ Colusa Highway: Signalize the 

intersection.  

 El Margarita Road/Franklin Road: The ultimate 

solution is the signalization of the intersection.  An 

interim solution that may accommodate the Phase 

1 development includes the addition of turn lanes 

on both Franklin Road and El Margarita Road and 

potentially the addition of a traffic circle at El 

Margarita Road/Imperial Way intersection 
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 Water  

 

As previously discussed, much of the developed 

portion of the Master Plan area is presently served by 

the City water system.  The City’s primary source of 

potable water is surface water from the Feather River. 

Due to pre-existing groundwater pollution issues, the 

northwest portion of the Master Plan area, including 

Warren Estates and the nearby religious institutions, 

have been previously connected to the City water 

system.   Moreover,  due to other water quality issues 

west of the Master Plan area, the City received a grant 

from the State  to extend a 16-inch water line along 

Franklin Road, from Ohleyer Road to Township Road.  

As a byproduct, this allowed the Wildewood and 

Wildewood West subdivisions, El Margarita Estates, 

and the Country Village Mobile Home Park to convert 

from local community systems that served each 

subdivision to the City water system.  

The existing 16-inch Franklin Road water line, as well 

as the other water lines, were designed to ultimately 

serve the built-out community, thus capacity is 

available to serve all of the Master Plan area upon its 

development.  As described in the 2004 Yuba City 

Water Master Plan Update (updated in 2006, and re-

confirmed for the preparation of this Master Plan), this 

water line is part of what will become a larger looped 

water system, as illustrated in Figure 11.  

In addition to the water line in Franklin Road, there is 

an existing water distribution main in North Colusa 

Frontage Road, on the north side of the Master Plan 

area that parallels the 16-inch Franklin water line.  An 

additional 24-inch water transmission main will 

ultimately be added along Colusa Highway to fill water 

storage tanks that are planned to the west of the 

Master Plan.  There also will be three north-south 12-

inch water lines.  This includes the existing George 

Washington Boulevard 12-inch line, and the proposed 

El Margarita Road and Harter Parkway 12-inch lines 

that will connect the larger North Colusa Frontage 

Road and Franklin Road water lines.  Once complete, 

this will provide a safe, reliable looped water system 

serving the entire El Margarita Master Plan area.   

The existing 12-inch water line along George 

Washington Boulevard was completed as part of the 

Franklin Road water line installation.  While this 

system adequately serves the area as it now exists, the 

El Margarita Road and Harter Parkway water lines will 

be completed as other developments occur in the 

vicinity, further improving the reliability of the water 

system as the Master Plan is built-out. 

 

No new water pumping facilities are needed to 

support growth within the Master Plan area.  

However, complete  development of the Master Plan 

area will result in a citywide 300,000-gallon deficit in 

water storage capacity, assuming that existing 

consumption ratios remain and new users are 

comparable.  This deficit will require the addition of 

new water storage tanks.  The water storage capacity 

expansion does not necessarily need to occur within 

the El Margarita Master Plan area, as the City water 

system is designed as a single zone.  Every water line is 

interconnected and all of the water storage tanks 

located throughout the City are interconnected.  

Additional storage capacity may be also be warranted 

in other areas of the City as development occurs in 

other sectors. 

Potential locations for new water storage tanks within 

the El Margarita area are depicted in the Yuba City 

Water Master Plan.  These locations include south of 

River Valley High School near Harter Parkway, and 

State Route 20 near Royo Ranchero Drive.  Another 

possible location is Fire Station 4 at the intersection of 

Franklin Road and Ohleyer Road, just south of the 

Master Plan area.  These tanks will be paid for through 

water connection fees, so no new funding source 

should be required for their construction.  

 

Water Policy-1: Construct a water distribution 

system, which at a minimum meets all pressure 

requirements outlined in the California Department of 

Health Services/Water Works Standards and Yuba 

City requirements.  The water distribution system shall 

be designed and constructed to serve all potential 

connections at full build-out of the Master Plan area. 

Water Policy-2:  At the time of adoption of this 

Master Plan, the City’s water storage facilities were 

near capacity.  At the point that the existing excess 

water storage capacity is utilized, the City shall add an 

additional water storage facility(s) to be funded 

through water connection fees. 

 Wastewater Collection 

Yuba City is responsible for the wastewater collection 

system and operates the wastewater treatment plant 
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(WWTP) located in southeast Yuba City several miles 

from the Master Plan area.  The basic components of 

the City’s wastewater treatment include: 1) collection 

and conveyance of wastewater; 2) treatment of raw 

sewage; 3) management of treated water and biosolids.   

The City’s wastewater collection system is comprised 

of an extensive system of main lines, connection points, 

manholes, and lift stations.  The collection pipelines 

consists of smaller diameter pipes serving individual 

properties, larger collection pipelines, and sewer trunk 

lines that convey raw sewage to the WWTP.   

At the time of plan adoption,  the El Margarita Master 

Plan is served by individual septic tank and leach line 

systems, thus there were no existing City wastewater 

facilities in Master Plan area.  However, all new 

development will be required to connect to the City’s 

wastewater collection system.  The 2005 Yuba City 

Wastewater Master Plan Update indicates that upon 

completion, the Master Plan area will be served by two 

major north-south trunk lines (refer to Figure 12).  

The first north/south trunk line will be located along 

the future Harter Parkway/Sanborn Road rights-of-

way.  It will serve the eastern portion of the Master 

Plan area, while the western portion of the Master  

Plan area will be served by a yet to be installed George 

Washington Boulevard trunk line.  These two trunk 

lines will ultimately flow south to an even larger Bogue 

Road trunk line that will carry wastewater to the 

wastewater treatment plant located in southeast Yuba 

City. 

While main trunk lines have been identified, early 

estimates determined that such trunk lines will cost 

tens of millions of dollars to  construct, and major 

funding, which primarily comes from connection fees, 

will not be available until the later stages of the 

development of the Master Plan area.  Therefore 

phasing of the construction of the wastewater 

collection system is needed. 

 

To address the necessity of expanding the wastewater 

system incrementally, a phasing program will be 

utilized.  The phasing will allow development to occur 

by connecting initial development to existing sewer 

lines for an interim period until adequate funding 

becomes available to complete the system.  The 

primary source of this funding is through the collection 

of wastewater connection fees.  The phased 

development program is as follows: 

 As shown in Figure 12, a portion of the Harding 

Road 24-inch trunk line already exists between 

Bridge Street and Franklin Road.  The Harding 

Road trunk line connects to the 12-inch Franklin 

Road sewer line that ultimately flows to the 

wastewater treatment plant on Burns Drive via 

Walton Avenue and Lincoln Road trunk lines.  

These lines have remaining capacity. 

 The Franklin Road sewer line has capacity for 

approximately 1,200 additional residences, which 

can include much of the development within the 

Master Plan area.  The initial developments within 

the El Margarita Master Plan area will need to 

construct an 18-inch sewer line along either the 

Bridge Street extension or Franklin Road.  The 

location of the new line will largely be dependent 

on the precise location of new development.    The 

new sewer line will need to connect to the 

existing Harding Road trunk line.   Both the Bridge 

Street extension sewer line and Franklin Road 

sewer line are ultimately going to be installed but 

which is built first is not critical. 

 Upon the existing Franklin Road sewer line 

reaching its  capacity, the Harding Road trunk line 

will need to be  extended south to Bogue Road, 

expanding along the way from 24 inches to 33 

inches.  Similarly, but probably at a later time, 

another trunk line will be constructed along 

George Washington Boulevard that will serve the 

more westerly portion of the Master Plan area as 

well as other areas.  Both the new Harding Road 

and George Washington Boulevard trunk lines will 

connect with a future easterly flowing Bogue Road 

trunk line that will range in size between 39 inches 

and 48 inches, expanding in diameter as other 

sewer lines connect to it as it nears the 

wastewater treatment plant. 

 

Wastewater Policy 1:  Construct a wastewater 

collection system sufficient to meet the needs of the 

Master Plan area.  The wastewater collection system 

shall be designed and constructed so as to serve all 

potential connections through build-out of the Master 

Plan area.   

Wastewater Policy 2:  The construction of the 

wastewater collection system within the Master Plan 
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area will likely be phased.  The first phase, as described 

above and illustrated in Figure 12, includes the 

construction of either an 18-inch sewer line along the 

Bridge Street extension or Franklin Road, depending 

on the location of new development.    This new sewer 

line will connect to the existing 12-inch Franklin Road 

sewer line (via the existing Harding Road sewer line 

should the Bridge Street line be constructed first).  

Upon the existing 12-inch Franklin Road sewer line 

reaching capacity, the Harding Road sewer line will 

need to be extended south to Bogue Road. 

This proposed phased system is not mandatory, but is 

suggested as the most feasible method.  If the City 

determines there is a more feasible method it should 

be utilized. 

 Storm-water Drainage 

The City’s storm-water drainage program provides a 

system comprised of storm-water drainage collection, 

conveyance, and detention serving the area.  The 

planned system expands as the area of urbanization 

expands.  In certain cases, basins are also designed to 

accommodate passive and active recreational activities.   

The Live Oak Canal is an existing open channel 

generally draining north to south along the western 

portion of the Master Plan area.  The canal is and will 

remain the major conduit to drain storm-water from 

the Master Plan area, as is indicated in Figure 13.  As 

the Live Oak Canal will drain the entire Master Plan 

area, a yet to be constructed City operated drainage 

system will convey storm-water from new 

development to the canal.  The majority of the Master 

Plan area will drain into several collection lines, ranging 

in size from 42-inches to 54-inches in diameter.  The 

collection lines will flow south into a new 66-inch 

diameter trunk line within the Franklin Road right-of-

way.  The 66-inch diameter trunk line will flow west 

towards an approximately 15-acre detention pond.  

The 15-acre detention pond will serve as a multi-use 

basin and will be used as athletic fields during dry 

months.  The latter is discussed in detail in Section 4.3 

of this Plan.    

The storm water within the 66-inch diameter trunk 

line from smaller storms will bypass the detention 

pond and flow directly into the Live Oak Canal.  Excess 

water from larger storms will be metered into the 

detention pond.  That water will be metered out of the 

pond and flow west into a 24-inch line that will flow 

into the Live Oak Canal at a controlled rate, so as not 

to overflow the canal. 

The northwest portion of the Master Plan area will 

have a similar type of storm drain system.  A storm-

water collection line ranging in size from 24 to 48-

inches in diameter will collect storm-water from 

neighboring development and convey into a smaller 

detention basin, which will meter the storm-water into 

the nearby Live Oak Canal. 

While the specifics for such a system has yet to be 

determined,  it is unlikely that a single project can 

justify the expense of constructing the entire storm 

water collection system. It is undetermined how the 

construction of the storm-water collection system can 

be built in operational phases. 
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 PUBLIC SERVICES 

The City provides an array of public services, including 

fire protection and suppression, law enforcement, and 

parks.  Also addressed are the school districts within 

the Master Plan area.  

 Law Enforcement (Police) 

The Yuba City Police Department provides a full range 

of police services, including uniformed patrol response 

to both emergency and non-emergency calls for 

service, crime prevention, pro-active tactical crime 

enforcement, and investigation of crimes utilizing 

detectives.  The Police Department currently operates 

out of its Police Headquarters located at 1545 Poole 

Boulevard, not far from the Master Plan area.   

Today, the Yuba City Police Department  serves most 

of the Master Plan area, except the unincorporated 

Wildewood East Subdivision and the very northwest 

portion of the Master Plan area, which is designated 

for commercial and industrial development.  

Annexation of those areas into the City would create 

a very minimal impact on police services.   

Given its location to the existing City police facilities 

and relative small geographic area, there are no new 

police facilities anticipated to be constructed within 

the Master Plan area.  Rather, police resources will 

continue to operate  from the existing police station. 

As the City continues to grow, additional police 

resources, both personnel and equipment, such as 

patrol vehicles, radios, and computers will be needed.  

However as needs arise, the Police Department will 

reallocate resources to meet demand, and while the 

development of the area will warrant additional 

resources, development impact fees collected as part 

of new development will help off-set needs.   

 Fire Prevention & Suppression 

The Yuba City Fire Department offers a full range of 

fire prevention and suppression, and emergency 

medical care.  The Fire Department also has hazmat, 

swift water rescue, and heavy rescue apparatuses.  

The Fire Department’s target response time is five 

minutes from the time the station receives notification 

of an emergency for 85 percent of calls.   

The Yuba City Fire Department currently serves the 

Master Plan area, primarily from Fire Station 4 located 

proximate to the Master Plan area near the corner of 

Franklin Road and Oleyer Road, and from Fire Station 

7 located in Tierra Buena.  Given the Master Plan’s 

relative size and location in proximity to existing 

stations, there is not a need for an additional fire 

station within the Master Plan area.  Response times 

from Fire Stations 4 and 7 to calls for service within 

the Master Plan are expected to be within the 

expected goal of five minutes at least 85 percent of the 

time.  While population growth will undoubtedly lead 

to an increase in calls for service, development impact 

fees will assist in paying for additional equipment.  

 Parks 

Open space is recognized as a key factor in quality of 

life.  Recreational space provides a range of social, 

physical, mental, and environmental benefits.  Although 

the majority of homes in Yuba City provide private 

open space in the form of backyards, parks act as vital 

community gathering places and serve active and, to a 

lesser degree, passive recreational needs.  

The Yuba City General Plan and the City’s Parks 

Master Plan establish the goal to provide five acres of 

public parkland per 1,000 residents.   

This Master Plan identifies approximately 25-acres 

acres of parkland.  The mix of parkland is: 

 10 acre Community Park 

 15 acre dual use, detention basin/park 

The General Plan identifies the approximately 10-acre 

community park site just south of River Valley High 

School, and west of the proposed K-8 school (Figure 

5).  The intent of this park location is to provide for 

joint-use park site/school sports athletic fields.  More 

recent discussions with Yuba City Unified School 

District have confirmed that this remains their 

preferred location for the new K-8 school, as well as 

the park site.  The purchase of the park will likely be 

funded through the collection of development impact 

fees, potentially with assistance from the school 

district.  The potential joint-use of the park and 

school(s) allow for maximized use of public facilities 

through the establishment of a joint-use agreement.  

The joint-use of facilities capitalizes on existing 

resources, prevents unnecessary duplication of 

services and helps preserve other valuable land in the 

community.  The school district benefits as well 

because recreational facilities will be larger than typical 

schoolyard amenities, as well as allowing the financial 
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responsibilities of operation and maintenance to be 

shared.   

This Master Plan also identifies an approximately 15-

acre storm-water detention pond on the north side of 

Franklin Road, just west of Wildewood Estates.   This 

site is expected to  serve as dual use basin for  storm-

water detention and athletic fields, as it will contain 

storm water for only short periods during the wet 

season.  The pond will be configured at two levels.  The 

lower level will receive water from mid-size storms, 

while the upper area will remain above the water for 

all but the larger storms.  In both cases the water will 

be metered out of the pond into the Live Oak Canal 

and, after a short period, the fields can be used again 

for athletic activities.  For smaller storms, the run-off 

will bypass the detention pond.   

It is anticipated that the land purchase and creation of 

the detention pond will be paid for by drainage fees 

paid by local developments that will utilize the storm-

water detention system.  The addition of park facilities 

will be paid for through park impact fees or other 

sources of park funding. 

Park Policy 1: City development impact fees for parks 

should be adjusted to accommodate the park/athletic 

facility improvements within the detention pond. 

 Schools 

Schools often act as focal points for communities and 

can serve as gathering places when integrated with 

neighborhoods.  They also provide open space 

opportunities.   

The Master Plan area is served by three school districts 

given that school boundaries do not mirror City limits 

or Sphere of Influence boundaries.  The City 

coordinates land use plans with the local districts and 

cooperates with them to ensure that school fees are 

collected prior to the issuance of building permits.   

 

Franklin Elementary School District provides K-8 

education to much of the Master Plan area.  No new 

school facilities are being considered within the Master 

Plan area by the District; however, the Yuba City 

General Plan identifies several locations for new 

schools within the boundaries of the District that lay 

outside of the Master Plan area.  It is anticipated that 

for an indefinite period, new students from the Master 

Plan area will attend Franklin Elementary and Middle 

School.  As Yuba City experiences new development 

in the western fringe, student populations will 

undoubtedly increase.  As a result, it is likely that a 

second school campus, and ultimately more campuses 

will be needed.  All of these campuses will most likely 

be located outside of the Master Plan area.  

Development impact fees charged by the District are 

collected with new development and will go towards 

purchase of land and construction of new campus(es).  

Until such time, the existing campus has adequate 

capacity to accommodate some new students, 

however it may require that the District either 

construct new or install portable classrooms.    

Additionally, about half of the student population are 

transfer students from the Yuba City Unified School 

District.  Thus, while the Franklin School District may 

be reaching capacity enrollment, an option may be to 

minimize the number of transfer students to house 

new in-district students. 

 

Similar to the area served by Franklin Elementary 

School District, many of the El Margarita Master Plan 

area high school students will attend Sutter Union High 

School, located several miles east of the Master Plan 

area in the community of Sutter.  

The Sutter Union High School District can 

accommodate new students at the existing Sutter 

Union High School campus.  Additional bus service to 

and from the campus will be needed to service the new 

growth. It is anticipated that the development impact 

fees charged by the District for new residences will be 

a local source of funding for any new facilities needed 

to accommodate student growth at the existing Sutter 

High School campus. 

 

A portion of the Master Plan area lies within the Yuba 

City Unified School District.  High school students 

living in this area will attend River Valley High School, 

which abuts the Master Plan area.  The Yuba City 

General Plan provides for a future K-8 school to be 

located along the east side of El Margarita Road, 

adjoining the south side of River Valley High School. As 

previously mentioned, the General Plan also provides 

for a future 10-acre park that would connect with the 

schools. It is anticipated that the District’s adopted 

development impact fees charged to new development 

will be a partial source of local funding for the new K-

8 school facility. 
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Regardless of the school district, proposed school sites 

within the Master Plan area are reserved for the 

respective school district it resides in.  School facility 

planning and ultimate development of schools are to 

be determined by the districts.  Development is 

required to mitigate school impacts in accordance with 

State law, development agreements, and funding 

agreements with respective school districts. 

School Policy 1:  Yuba City will work with Yuba City 

Unified School District to obtain and develop the 

proposed 10-acre park located adjoining River Valley 

High School and the proposed K-8 school. 
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 IMPLEMENTATION 

To bring the vision of the El Margarita Master Plan into 

reality, implementation needs to be carefully 

addressed.  The El Margarita Master Plan serves several 

functions, including implementation of the General 

Plan by creating a livable and desirable place for 

residents to live or work, assisting developers and 

builders in understanding the infrastructure needs of 

the area, and to provide expected development and 

design standards.  Moreover, this Master Plan will be 

used as a tool to aid City staff in reviewing and 

approving development plans that are within the 

Master Plan area.  Flexibility is permissible so long as 

the intent of the Master Plan is kept.  The Yuba City 

development review process will be key in 

implementing the Master Plan.  This section addresses 

the implementation of the Plan, roles and 

responsibilities, and phasing.   

 Adoption 

The Master Plan is adopted by resolution by the Yuba 

City Council and will be used as the basis for approving 

development permits, tentative subdivision maps, 

design review, and development agreements.  Any 

amendments to this Master Plan shall be by City 

Council resolution, unless permitted otherwise by the  

application of Section 5.4.1 Minor Revisions. 

 Administration 

The Yuba City Development Services and Public 

Works Departments are the primary City agencies 

responsible for implementation and enforcement of 

the Master Plan.  The Development Services 

Department is responsible for assuring that all private 

development meets the objectives, expectations, and 

criteria provided in the Master Plan.  The Public Works 

Department is responsible for assuring that all City 

infrastructure improvements, whether built by the 

City or a private developer, meet the standards 

outlined in this Master Plan.  The Yuba City Parks and 

Recreation Department is responsible for developing 

and maintaining the parkland described in this Master 

Plan. 

 Interpretation  

Interpretations of the Master Plan provisions are by 

the following criteria:  

 When there is a question or ambiguity regarding 

interpretation of any provision in the Master Plan, 

the Director of Development Services shall serve 

as the authority to interpret the intent of such 

provision.   

 The Director of Development Services may, at 

his/her discretion, refer the interpretations to the 

Planning Commission for their consideration and 

action.  Such referrals shall be accompanied by a 

written analysis of the issues related to 

interpretation. 

 Any individual disagreeing with the decision of the 

Director of Development Services may appeal the 

decision to the Planning Commission.  The 

process for the appeal of the Development 

Services Director’s decision shall be as provided 

in Sub-Section 8-5.7104.a of the Yuba City Zoning 

Regulations.  The Planning Commission’s decision 

may be appealed to the City Council. 

 If there is uncertainty or a discrepancy regarding 

any improvements or extensions of public 

infrastructure, the Public Works Director shall be 

the authority that governs the outcome.  

 Amendments to the Master Plan 

 

Minor modifications to Master Plan policies, standards 

or design criteria may be accomplished 

administratively by the Director of Development 

Services or the Public Works Director and are 

appealable to the Planning Commission as provided in 

Sub-Section 8-5.7104.a of the Yuba City Zoning 

Regulations.  Minor amendments may include:  

Development Services Director: 

 Change of landscaping locations, wall alignment, 

entry designs, streetscapes, etc. 

 Minor changes to the Design Guidelines, which 

are intended to be flexible in nature. 

 Other minor modifications deemed minor by 

the Director of Development Services. 

Public Works Director: 

 Changes in location or sizing of infrastructure 

(such as streets, sewer, water and drainage 

lines). 

 Modifications of the design of any infrastructure 

or public facilities that improves circulation, 

drainage, etc. 
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 In all cases, changes must be found to be in 

keeping with the intent of the El Margarita 

Master Plan. 

 

Major modifications are amendments to text or figures 

that are intended to significantly change development 

standards or other fundamental provisions of the El 

Margarita Master Plan.  Major modifications require a 

Master Plan amendment approved by the City Council 

by the method used to adopt the Master Plan.  Master 

Plan amendments shall first be considered by the 

Planning Commission and shall be noticed in a local 

newspaper of general circulation.  Amendments to the 

Master Plan may also trigger general plan amendments 

and/or a rezoning, as well as environmental review. 

 Annexation 

Even though all of the Master Plan area is located 

within the City’s Sphere of Influence a portion of the 

Master Plan area is currently in unincorporated Sutter 

County.  Sutter County Local Agency Formation 

Commission (Sutter LAFCo) is the public agency that 

reviews and considers annexations.  While the City is 

responsible for the preparation of a long term plan for 

the area, LAFCo ultimately determines if and when the 

area is annexed into the City pursuant to the Policies, 

Standards, and Procedures of the Cortese-Knox-

Hertzberg Government Reorganization Act of 2000.  

Thus, all annexations, the act of adding territory to a 

city or district, must be considered and approved by 

Sutter LAFCo.    

 Phasing 

The Master Plan provides for what is expected to be 

the first phase of development.  The phasing is included 

to provide guidance to the City and developers as to 

how development may be accomplished without full 

infrastructure build-out.  It is not meant in the 

restrictive sense that this must be the first area 

developed.  If other proposals are determined by the 

City to have merit, the new location may be approved 

without amending this Master Plan, provided other 

policies and standards of the Master Plan are met, 

including street levels of service and other needed 

infrastructure improvements.  
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 COMMERCIAL & INDUSTRIAL DESIGN 

GUIDELINES 

In addition to the importance of land use planning and providing adequate 

infrastructure, another purpose of the El Margarita Master Plan is to ensure that new 

neighborhoods and non-residential development are built to a standard that meets 

the expectations of the citizenry and the goals of the City General Plan.  To 

accomplish this, development standards and design criteria for new development is 

provided. 

 General Plan Criteria 

The Community Design Element of the General Plan provides the following criteria 

that are specific to the Master Plan area (the numbering is from the General Plan): 

4.3-I-1.  This policy provides criteria for gateways into the City.  It establishes that 

the primary western entrance into the City is Colusa Highway, stating that 

this is where regional-scale commercial development is planned (much of 

which is within this Master Plan area). The General Plan designates the area 

as a “Regional Activity Center.” Such development should include 

welcoming signs that “…can accentuate both the City gateway and the 

nearby development.  Lush trees planted closely on each side of the street 

can provide another transitional element as one enters from the rural 

area…”  An example is provided in Figure 14 (Figure 4-2 of the General 

Plan). 

4.5-G-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. 

4.5-G-2  Promote vehicular and transit access to Regional Activity Centers, with 

convenient pedestrian access within the centers and to adjacent 

neighborhoods. 

 Yuba City Design Guidelines 

The existing Yuba City Commercial Design Guidelines, as amended, shall apply to all 

new, expanding or exterior renovations of commercial sites and buildings.  If the 

Yuba City Design Guidelines are expanded to include industrial buildings, those 

guidelines shall be applicable to all industrial buildings constructed in the Master Plan 

area. 
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 RESIDENTIAL NEIGHBORHOOD GUIDELINES 

The majority of property within this Master Plan area is designated for single-family 

residential development.  Therefore the greatest focus of this Master Plan is to 

create quality residential neighborhoods that encourage pedestrian and bicycle 

circulation and fosters neighborhood interaction.  In light of that focus, the Master 

Plan provides additional policies intended to ensure quality development. 

 General Plan Criteria 

Many residential design criteria are already contained in the General Plan.  The Land 

Use and Community Design Elements of the General Plan, as amended, provide 

various policies that are relevant to this Master Plan area, as provided below. (Note: 

the reference to “neighborhoods” is considered by the General Plan to be areas of 

about 160 acres.)  (The numbering that is provided is from the General Plan). 

4.4-I-1  Design new streets with sidewalks, planting strips and traffic-calming 

elements to create a pedestrian-friendly environment. 

4.7-I-3  Provide a variety of lot sizes within a neighborhood to foster diverse 

housing types.  

4.7-I-7  Ensure 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 neighborhood.  

 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. 

4.7-I-9  Place design elements that signify neighborhood identities at the 

neighborhood entrance. 

4.7-I-10  Avoid using walls as a neighborhood boundary.  Solid edges prevent fluid 

access in and out of neighborhoods. 

4.7-I-11  Require new developments to underground all utilities needed to serve 

future buildings and their occupants, and work with PG&E to underground 

utilities in existing residential neighborhoods, where financially feasible. 

Example of pedestrian walkway at the end 

of a cul-de-sac. 
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El Margarita Subdivision Design Guidelines 

In addition to the design related policies in the General Plan, the following 

subdivision development policies are provided to articulate the design vision for 

residential development within the El Margarita Master Plan.  The subdivision 

guidelines presented here are intended to be utilized in conjunction with the City’s 

more detailed subdivision development and improvement standards.   

 Neighborhood Pattern 

 

 

 

 Gateways and Entries  

 

 

 

 Open Space  

 

 Oversize Lots 

 

 

 Connectivity 

Example of a subdivision entrance 

enhancement. 

Example of a subdivision that fronts onto a 

pocket park. 
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 Walls 

 

 

 

 

Example of a subdivision entrance 

enhancement. 

Example of pedestrian walkway at the 

midblock. 
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 Landscaping 

 

 

 

 

 

 

 

Example of street trees. 
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 SINGLE FAMILY DESIGN GUIDELINES 

The following section pertains to all new single-family residences within the Master 

Plan area until the City adopts citywide single-family residential design criteria.  If the 

City adopts citywide single-family residential design guidelines, these guidelines shall 

act as a supplement to those standards. 

The following design guidelines provide direction to developers and homebuilders 

within the Master Plan area towards practical standards and high-quality home 

designs that ensure the creation of a first-class residential community. The following 

guidelines are not intended to overly restrict creativity but rather ensure the 

creation of an attractive and authentic neighborhood. Homes within the Master Plan 

area should combine individuality and authenticity with quality design and 

construction to create charming and appealing neighborhoods. Landscaping should 

enhance street life and distinguish special places in the El Margarita community. 

These guidelines will also be used by staff as criteria during the review process for 

issuance of building permits for single family-residences. These guidelines are 

intended to allow maximum flexibility in the design of new homes while providing 

for enhancement of the community’s character.  These design guidelines may be 

interpreted with some flexibility in their application, as not all design criteria may be 

appropriate for each individual residence.  In all instances, however, the intent and 

spirit of the guidelines must be maintained, as determined by the City.  The ultimate 

goal of the review process is to attain the best possible design that contributes to 

an overall sense of community, facilitates compatibility with nearby residences, and 

embodies the quality and character desired for Yuba City. 

 Architectural Variety 

 

Number of House types 

# of units Models with different elevations 

10-24 4 (2 models/2 elevations) 

25-99 9 (3 models/3 elevations) 

100 or more 12 (4 models/3 elevations) 
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 Massing 

 

 Roof Articulation  

 

 

 

 

 Two story residences 

 

 

 

 

 

 Orientation 

 

 

This attempt at articulation fails to 

reduce the massing of the home. 

Example of a two story home with 

an additional set back of the second 

story to help reduce the apparent 

massing. 

New development that is incompatible 

with the massing, scale, setbacks, & 

orientation of existing development. 
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 Articulation 

 

 

 

 

 

 

 

 Entries 

 

 

 

 Garages and Carports 

 

 

 

 

 

 

Example of homes that provide 

architectural variety. 

A variety of garage placements and 

orientations are encouraged to 

minimize the visual dominance of 

garage doors. 



 45 

 

 

 Materials and Colors 

 

 

 

 

 

 

 

 

 

 Lighting 

 

 

   Miscellaneous Items 

 

 

Examples of homes that employ a 

variety of building materials. 
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   Yards 

 

 

 

   Landscaping   
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Yuba City   48 

 

 MULTIPLE-FAMILY DESIGN GUIDELINES 

The purpose of the Guidelines for Multi-Family Residential Developments is to 

provide a clear set of design policies to project sponsors, such as developers, 

property owners, architects and designers. These are the primary design issues that 

City staff, the Planning Commission and City Council will use to evaluate project 

proposals. A primary goal of the review process is to attain the best possible design 

that contributes to an overall sense of community, facilitates compatibility with 

nearby residences, and embodies the quality and character desired for Yuba City.  It 

is also to expedite the planning review process by clearly stating the City’s 

expectations for quality design of multi-family residential development. 

The ultimate goal of the review process is to attain the best possible design that 

contributes to an overall sense of community, facilitates compatibility with nearby 

residences, and embodies the quality and character desired for Yuba City.  

 Site Planning 

 

 

 

 

 

 

 Site Entries 

 

 

 Building Orientation 

 

 

 

Landscaping and pavers can help 

provide individual identity to a 

project. 

Example of apartments that 

inappropriately front the street. 
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 Presentation 

 

 

 

 

 

 

 Architectural Elements 

 

 

 

 

 

 

 Roof Lines 

 

Examples of homes appropriately front 

the street (same units as previous page). 

Excellent use of landscaping to screen 

mechanical equipment from view. 

An apartment clad in plaster & fiber 

cement siding.  The vertical transition 

between the plaster & siding occurs at the 

inside corner. 
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 Materials and Colors 

 

 

 

 

 

 

 Walkways 

 

 

 

 

 

A mix of materials and colors, & 

variation in the vertical plane provide to 

improved curb appeal. 



 51 

 

 Private Open Space 

 

 

 

   Common Open Space 

 

 Community Gardens; 

 Large box trees; 

 Pedestrian-scale lighting; 

 Gazebos or other decorative shade shelters; 

 Play structures and other recreational amenities. 

 Seating areas and furniture where adults can supervise children and 

enjoy passive social activities should be provided. 

 Consideration shall be given to comfort factors, including sun 

orientation and shade, when selecting seating areas. 

 

 

 Site Amenities 

Community amenities and features such as picnic areas and “tot lots” are welcome 

additions and offer convenient, inviting spaces for residents to gather and recreate. 

Community amenities should provide areas for passive and active recreation and 

enhance the overall quality of development.  

 

Required Amenities 

 Number of Dwelling Units 

Type <5 units 5-25 26-100 101-150 151 & Greater 

Major 0 0 1 1 2 

Minor 0 1 1 2 2 

  

Examples communal amenities, a 

tot-lot and a pool. 

Walkways shall provide pedestrian 

oriented lighting. 
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Major recreational amenity examples: Swimming pool and spa, weight 

room/gym, resident clubhouse/recreation building, learning 

center/computer room and common usable open space. 

Minor recreational amenity examples: Children’s play area, volleyball 

courts, basketball courts, community gardens, picnic/barbeque areas and 

other such amenities appropriate to serve the residents of the project. 

 

 Mailboxes 

 

 

 

 Parking 

 

 

 

 

 Lighting 

 

 

 

 

 

 

 Refuse Collection 

 

 

Mailboxes should be built into structures 

from the same materials as the main 

buildings. 

Example of a carport to avoid.  Would 

be appropriate if screened from public 

view. 
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Well-screened trash enclosures 

enhance projects.   

Top photo: Lamps, signs, etc. should 

be consistent in style and finish.   

Bottom photo: This example 

highlights what to avoid. 
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PUBLIC FACILITIES PRELIMINARY COST ESTIMATES 
 
The development of the El Margarita Master Plan area requires significant backbone infrastructure, 

which includes transportation networks (i.e., roads), water, wastewater collection, and storm 

drainage facilities.  Together these one-time improvements are projected to cost approximately 

$94,431,564 (in 2015 dollars).   This report is intended to provide a disaggregation of those 

estimated costs for each major public improvement.   

 

Table I provides a summary of approximate costs, whereas Tables 2-5 provide additional data per 

item. 

 

 
 
 
 
 
 
 
 
 
 

Table 1: Capital Facility Estimated Costs 

Capital Facility Category Estimated Cost 

Transportation (refer to Table 2 below) $54,559,300 

Water (refer to Table 3 below) $3,994,800 

Wastewater collection (refer to Table 4 below) $26,065,080 

Storm-water drainage (refer to Table 5 below) $9,822,982 

Total $94,442,162 
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Table 2: Major Roadway Improvement Cost Estimates 

Roadway Limits Estimated Impact Fee Eligible Cost Estimated Developer Cost Total Cost(1) 

Western Parkway 
Franklin Rd. to Bridge St. $2,182,000 $2,393,600 $4,575,600 

Bridge St.  to SR 20 4,062,500 2,200,000 6,262,500 

George Washington Blvd. 
Franklin Rd. to Bridge St.         1,804,000 1,777,500 3,581,500 

Bridge St. to north edge of EMMP 2,121,700 720,800 2,842,500 

Harter Parkway 
Franklin Rd. to Bridge St. 1,130,400 1,628,000 2,758,400 

Bridge St. to north edge of EMMP 916,500 1,320,000 2,236,500 

Bridge Street 

Western Pkwy. to Geo. Washington Blvd. 3,028,500 1,844,400 4,872,900 

Geo. Washington Blvd. to El Margarita Rd. 2,180,800 2,137,000 4,317,800 

El Margarita Rd. to Harter Pkwy.   1,980,300 1,602,800 3,583,100 

Harter Pkwy. to east edge of EMMP 878,800 508,800 1,387,600 

Franklin Road 

Western Pkwy. to Geo. Washington Blvd. 3,110,400 1,178,800 4,289,200 

Geo. Washington Blvd. to El Margarita Rd. 2,648,600 1,144,800 3,793,400 

El Margarita Rd. to Harter Pkwy. 1,898,800 1,602,800 3,501,600 

Harter Pkwy. to north edge of EMMP 858,800 508,800 1,367,600 

El Margarita Road Franklin Rd. to north edge of EMMP 3,050,700 2,138,400 5,189,100 

 
Total: $31,852,800 $22,706,500 $54,559,300 

(1) Estimated Impact Fee Eligible Costs + Estimated Developer Cost 

Table 3: Water Distribution System Cost Estimate 

Location From To 
Pipe Diameter 

(inches) 
Length (feet) Unit Cost ($) Total Cost ($) 

Harter Parkway South Boundary RVHS Franklin Road 12 3,300 280 924,000 

Harter Parkway South Boundary RVHS Franklin Road 36 3,300   330    1,089,000 

Bridge Street El Margarita Road Harding Road 12 2,700   280       756,000 

El Margarita Road South Boundary RVHS North Boundary El Margarita Estates 12 2,000   280       560,000 

 Subtotal Construction Costs:  $3,329,000 

City Expenses (Engineering, Administration & Construction Management Costs (20 percent):        665,800 

Total (Subtotal Construction Costs + City Expenses): $3,994,800 
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Table 4: Wastewater Line Extension Cost Estimate 

Phase Pipe ID Location From To 
Pipe Diameter 

(inches) 

Length 

(feet) 
Costs(1) (2) Notes 

1 

104 
Bridge Street George 

Washington Blvd. 

Harding Road 18 

 

5,300 

 

$2,060,640 Developer responsibility 

105 

 

Franklin Road George 

Washington Blvd. 

Harding Road 
18 5,300 

2,366,000 Developer responsibility 

2 112 
New development into Lincoln Rd. at 

Walton Ave. 

Sanborn Road Walton 

Avenue 
12 3,750 1,521,600 

12” FM on Lincoln Rd. + 
temporary lift station. 

3 4+5 
36” FM from Railroad Ave. to west of 

Hwy 99 + LS (on Bogue Rd.) 

Gilsizer Slough Railroad 

Avenue 
36 4,100 6,100,000 

FM from Gilsizer Slough 

to Railroad Ave. 

4A 6 
48” gravity from Gilsizer Slough to 

Walton Ave. (on Bogue Rd.) 

Walton Avenue Gilsizer 

Slough 
48 1,250 1,100,000 

 

4B(3) 113 
12” force main from Lift Station 9 

(Smith Rd./Walton Ave.) to Bogue Rd. 

Smith Road Bogue Road 
12 1,360 433,344 

To free-up capacity in 

Lincoln Rd. line. 

5 7 
48” gravity from Walton Ave. to 

Sanborn (on Bogue Rd.) 

Sanborn Road Walton Ave. 
48 3,350 3,666,240 

 

6 8+9 

30” & 33” on Sanborn Rd. between 

Lincoln Rd. and Bogue Rd. 

Lincoln Road Bogue Road 30 

 

33 

1,990 

 

3,310 

3,563,352 

 

7 1+2+3 
36” FM from Railroad Ave. on Bogue 

Rd. to WWTF. 

Railroad Avenue 302 Burns 

Drive 
36 6,400 4,420,224 

FM from Railroad Ave. 

to WWTF 

8 10 
30” on Sanborn Rd. between Franklin 

Rd. & Lincoln Ave. 

Franklin Road Lincoln Road 
30 6,000 3,888,000 

 

9 11 

24” on Harding Rd./Sanborn Rd. 

between (E) Harter Pkwy. and Bridge 

St. line. 

Harter Parkway 

(south of Lift 

Station 3) 

Bridge Street 

24 2,300 1,372,320 

 

Total $26,065,080(4)  

(1) Based on 2015 planning level costs 
(2) Cost includes a 20 percent contingency for project management and engineering.   
(3) After Phase 4B 500 EDU’s can be added to the Lincoln Road line. 
(4) Total cost does not include Phase 1 which is the responsibility of the developer(s) 
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Table 5:  Stormwater System Cost Estimates 

Item Unit of measurement Unit cost Quantity Item cost (USD) 

Northwest EMA Improvements     

24-inch drain feet $    120 680 81,600 

42-inch drain feet 210 500 105,000 

48-inch drain feet 240 550 132,000 

24-inch flap gate each 5,000 2 10,000 

Headwalls    10,000 

Overflow maintenance hole (6 ft. diameter) each 10,000 3.0 10,000 

Detention basin excavation (dirt spread on adjacent land) cubic yards 4  172,000 

Detention basin inlet structures (72 inch maintenance holes) each 20,000  20,000 

Vegetative stabilization acres 2,000  6,000 

Conflicts with existing utilities (2%)    10,932 

Mobilization/demobilization (5%)    27,330 

Construction contingency (10%)    54,660 

Subtotal    $639,522 

     

Detention basin land acres $131,680 4.1 539,888 

City Expenses (engineering, construction management, admin, etc.)(1)    127,904 

Estimated Capital Cost (Subtotal + Detention basin land + City Expenses)    $1,307,314 

Southeast EMA Improvements     

Southeast 42-inch drain (greenfield) feet $     210 2,180 $   457,800 

Southeast 54-inch drain (greenfield) feet 270 1,710 461,700 

Southeast Franklin Rd. 54-inch drain feet 378 1,280 483,840 

Southeast Franklin Rd. 66-inch drain feet 462 2,700 1,247,400 

Detention basin inlet structure each 20,000 1 20,000 

Conflicts with existing utilities (5%)    133,537 

Mobilization/demobilization (5%)    133,537 

Construction contingency (10%)    267,074 

Subtotal    $3,204,888 

     

City Expenses (engineering, construction management, admin, etc.)(1)    640,978 

Estimated Capital Cost (Subtotal + City Expenses)    $3,845,866 
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Southcentral EMA Trunk Drains      

Southcentral 42-inch drain (greenfield) feet $    210 1,300 $273,000 

Southcentral 54-inch drain (greenfield) feet 270 940 253,800 

Southcentral 24-inch drain (greenfield) feet 120 800 96,000 

Detention basin inlet structure each 20,000 1 20,000 

Conflicts with existing utilities (5%)    32,140 

Mobilization/demobilization (5%)    32,140 

Construction contingency (10%)    64,280 

Subtotal    $771,360 

     

City Expenses (engineering, construction management, admin, etc.)(1)    154,272 

Estimated Capital Cost (Subtotal + City Expenses)    $925,632 

Detention Basin and Franklin Rd. Outlet Drain     

Detention basin excavation (dirt spread on adjacent land) cubic yards $        4 126,000 $504,000 

Detention basin outlet 24-inch drain in Franklin Rd. feet 168 3,070 515,760 

30-inch drain feet 210 605 127,050 

30-inch flap gate each 7,000 1 7,000 

Detention basin outlet structure each 1 25,000 25,000 

24-inch flap gate each 5,000 1 5,000 

Vegetative stabilization acres 2,000 13.0 26,000 

Conflicts with existing utilities (5%)    60,491 

Mobilization/demobilization (5%)    60,491 

Construction contingency (10%)    120,981 

Subtotal    $1,451,772 

     

Detention basin land acres $131,680 15.2 2,002,044 

City Expenses (engineering, construction management, admin, etc.)(1)    290,354 

Estimated Capital Cost (Subtotal +Detention Basin Land + City Expenses)    $3,744,170 

Total Costs     

Total Estimated Construction Cost (from rows above)    $6,067,542 

Total Detention Basin Land Cost (from rows above)    2,541,932 

City Expenses (engineering, construction management, admin, etc.)(1) (from rows above)    1,213,508 
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Total Estimated Capital Cost    $9,823,932 

Developable Acres    514 

Cost per acre (Total Estimated Capital Costs/Developable Acres) $19,113 

(1)  Engineering (planning and detailed design), construction management/inspection, CEQA review and mitigation, and City administration during the design and construction periods are 
included at 20 percent. 
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