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INTRODUCTION 

This section describes the existing and planned land uses in and around the proposed project site, 

including the current land uses, land use designations, and zoning.  CEQA does not recognize 

socioeconomic issues as physical impacts to the environment.  The CEQA Guidelines (section 

15131) state that “economic or social effects of a project shall not be treated as significant effects on 

the environment.”  The economic and social effects of a project are only considered significant to the 

extent that the economic effects result in a reasonably foreseeable physical change to the 

environment.  Section 15125 of the CEQA Guidelines states that the environmental setting must 

discuss “any inconsistencies between the proposed project and applicable general plans and 

regional plans…”  Potential conflicts between the Lincoln East Specific Plan (LESP or proposed 

project) and the City of Yuba City General Plan policies are discussed in this section.   

Comments raised in letters received in response to the NOP (see Appendix B) include a number of 

concerns relating to land use, including locating medium- and high-density residential uses adjacent 

to existing single-family residences, placing commercial areas adjacent to existing single-family 

residences, and placing Harter Parkway in the plan area so that is splits existing parcels. In addition, 

concerns included the transformation of the area from low-density large-lot single-family residential 

uses to more intense uses, intensity of uses in the northeast corner of the project site, a desire to 

keep the project site rural, and compatibility of proposed uses with remaining existing residential 

uses on the project site and existing uses adjacent to the project site. Lastly, comments included a 

desire to have a maximum residential density of five units per acre, a desire to have a residential 

minimum lot size of one acre, Local Agency Formation Commission (LAFCO) guidelines for 

approving annexations, converting existing dead-end streets to thru streets, and a desire to reduce 

the amount of high density residential uses proposed. 

Comments raised that expressed concerns associated with converting residential land to parkland 

equitably among current property owners on the site and a concern that Yuba City is becoming a 

bedroom community for Sacramento are noted, but not addressed in this section because they do 

not raise land use consistency or compatibility issues. 

As discussed in the Initial Study (see Appendix A), the proposed project would not conflict with a 

habitat conservation plan or a natural communities conservation plan; therefore, this issue is not 

discussed in this section. 

Information in this section was obtained from the Yuba City General Plan (2004), the Draft Lincoln 

East Specific Plan (March 2009), and the Sutter County Zoning Code and Map (2006). 
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ENVIRONMENTAL SETTING 

Existing Uses 

The LESP contains a mix of uses including agricultural, residential, quasi-public, public, and 

undeveloped land.  The majority of the LESP site consists of fruit and nut orchards and residential 

areas.  The orchards contain ancillary uses for farm and irrigation activities and dirt access roads 

that traverse many of the orchards ultimately connecting to existing roadways.  Residences that 

support farming activities are located near roadways. 

Approximately 150 acres of large lot estate residential currently exist within the boundaries of the 

LESP area.  The large lot estate parcels (10,000 sf minimum) are primarily located along the 

northwestern perimeter of the plan area.  Existing large lot residential developments can also be 

found along George Washington Boulevard between Franklin Road and Lincoln Road; Butte Avenue 

and Del Amo Drive; along Ohleyer Road; the intersection of Lincoln Road and Ohleyer Road; along 

Lincoln Road between Ohleyer Road and Sanborn Road; and along Sanborn Road between Cherry 

Street and Lincoln Road.  A single-family residential subdivision is also located along Holly Avenue 

and St. Francis Way.  The historic Dahling House is located on Lincoln Road approximately mid-way 

between George Washington Boulevard and Sanborn Road. 

Two existing quasi-public uses are located within the LESP area: the Sri Guru Nanak Sikh Temple 

located on Bogue Road near its intersection with Sanborn Road and the Adventist Christian School 

located along Harding Road between Cherry Street and Franklin Road.  In addition to the quasi-

public facilities, an existing commercial/office use is located along Sanborn Road that presently 

accommodates the KUBA 1600 AM and KNCO 94.1 FM radio stations with a radio antenna on-site. 

With the exception of the orchards, there are various species of ornamental trees and shrubs 

associated with the single-family residences on the site including evergreens, oaks, palm trees, 

birches, crepe myrtles, and oleander bushes. 

Surrounding Land Uses 

The project area is primarily surrounded by agricultural uses to the south and west (see 

Figure 4.8-1).  A few large-lot estate residential areas are located along George Washington 

Boulevard to the west and along Sanborn Road south of Bogue Road to the southeast.  The City of 

Yuba City is located east of the project site.  Single-family residential development dominates the 

surrounding uses to the east with areas of undeveloped land along Sanborn Road.  To the north of 

the LESP area is a mixture of uses that include fruit and nut orchards; single family residences along 

El Margarita Road fronting Franklin Road; a mobile home park and a fruit and nut dehydrator on the 

north side of Franklin Road between El Margarita and Harding Roads; and, single-family residences 

at the opposite corner of Franklin Road and George Washington Boulevard and the opposite corner 

of Franklin Road and Harding Road. 
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Existing Land Use and Zoning under the Sutter County General Plan 

The project site is located within an area of unincorporated Sutter County and is under the 

jurisdiction of the county, but is also within the City’s Sphere of Influence (SOI).  The Sutter County 

General Plan designates most of the LESP area as agriculture, with portions designated for 

residential.  Under the County’s Zoning Code, most of the area is classified as General Agriculture 

with a minimum parcel size of 20 acres (AG-20), which allows for general farming, low-density 

residential development, and open space, as well as retail services necessary to support the 

agricultural nature of the area.  The southwest corner of the site is designated Agriculture with a 

minimum parcel size of 80 acres (AG-80).  The northwestern corner of the site is zoned Residential 

Estates District (RE) and is intended for large lot single-family development.  This designation allows 

for large lot single-family homes on up to two acres.  The site also carries designations for the One-

Family Residence District (R-1) and the General Apartment District (R-4) for low density and high 

density residential development, respectively.  The R-4 district also carries an overlay designation 

for Planned Development. 

Existing Land Use Designations under the Yuba City General Plan 

The project site is located within the City of Yuba City’s SOI; therefore, the Yuba City General Plan 

also includes land use designations for the LESP area.  The project is proposing to annex the area 

into the City of Yuba City. Under the Yuba City General Plan, the LESP includes the following land 

use designations: Low Density Residential (2 to 8 dwelling units per acre), Medium/Low Density 

Residential (6 to 14 dwelling units per acre), Medium/High Density Residential (12 to 36 dwelling 

units per acre), Parks/ Recreation and Open Space, Public/Semi-Public Facility Space, Community 

Commercial, and Neighborhood Commercial. 

Existing Land Use Designations under the Sacramento Area Council of 
Governments Blueprint 

The Sacramento Area Council of Governments (SACOG) approved the Preferred Blueprint Scenario 

in December 2004.  SACOG consists of a 28-member board of cities and counties comprised of El 

Dorado, Placer, Sacramento, Sutter, Yolo, and Yuba counties as well as 22 cities. SACOG 

conducted several local community workshops to help determine how the Sacramento region should 

grow through the year 2050.  The result of these efforts was the SACOG Blueprint, a transportation 

and land use analysis suggesting how cities and counties should grow based on the following smart 

growth principles: provide a variety of transportation choices; offer housing choices and 

opportunities; take advantage of compact development; use existing assets; mixed land uses; 

preserve open space, farmland, natural beauty, through natural resources conservation; and 

encourage distinctive, attractive communities with quality design.  The Blueprint does not approve or 

prohibit growth in the region, but recommends general land uses and locations for growth; it is not a 

policy document. 

Although the Blueprint is not intended to be applied or implemented in a literal, parcel-level manner, 

the proposed project site would be considered Rural Residential, Industrial, Open Space, Single 

Family Large Lot, Public, and Retail under the Blueprint’s Base Case Scenario (how development 
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could occur based on recent past development).  Under the Preferred Blueprint Scenario, the project 

site would be developed as Rural Residential, Single Family Large Lot, Medium Density Mixed 

Residential, High Density Mixed Residential, Attached Residential, Open Space, Parks, Public, and 

Retail. 

REGULATORY CONTEXT 

Federal 

There are no applicable federal regulations related to local land use and planning. 

State 

There are no applicable state regulations related to local land use and planning. 

Local 

Sutter County Local Agency Formation Commission (LAFCO) 

The Sutter County Local Agency Formation Commission (LAFCO) is responsible for approving 

annexations and detachments of land to cities or special districts, the formation and dissolution of 

governmental agencies including cities and districts and the establishment of spheres of influence 

which identify the probable future boundaries of governmental agencies.  The following policies from 

Sutter LAFCO apply to the proposed project. 

Policies 

4 Priorities for Annexation and Formation 

The Commission will consider the following priorities or guidelines for annexation and 

formation with the provision that overriding circumstances must be stated in exceptions: 

a. Annexation to an existing city or district instead of formation of a new agency. 

b. Annexation to a city rather than a district if both can provide comparable services. 

c. Annexation to a multi-purpose district in preference to annexation to a single purpose 

district. 

d. Formation of a new political entity as the last and least desirable alternative. 

5 Pre-Zoning for City Annexation 

Pursuant to Government Code Section 56375, all pre-zoning designations shall remain in 

effect for at least two years unless the City Council makes specified findings relating to 

changed conditions and circumstances. No city annexation application will be deemed 

complete unless the pre-zoning process has been completed. 

The adopted procedure for pre-zoning is as follows: 

Such pre-zoning shall also require that the city become the lead agency for 

environmental review for the proposed change and shall prepare and submit to 

LAFCO the environmental assessment forms in sufficient time for LAFCO to review 

and comment before a determination of environmental effects is made. 
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Yuba City General Plan 

The Yuba City General Plan (2004) sets forth goals and policies that guide development in the city.  

Because the project includes annexing into the City, the following guiding and implementing policies 

from the Yuba City General Plan apply to the proposed project. 

Guiding Policies 

2.5-G-7 Enhance aspects of the community that help economic development and draw residents 

to Yuba City, including small-town ambience, educational, cultural, environmental and 

recreational resources, and affordable housing. 

3.4-G-1  Maintain a well-defined compact urban form, with a defined urban growth boundary and 

urban development intensities on land designated for urban uses. 

3.4-G-2  Promote a balanced land use program that increases the ability of people to live and work 

in the city. 

3.4-G-3 Promote development patterns that maximize residents’ accessibility to parks, open 

space, and shopping areas. 

3.5-G-1  Encourage new residential growth to be in the form of neighborhoods. 

3.5-G-2 Encourage development of mixed-use (residential, retail, and office) neighborhood 

centers, in both new neighborhoods and in established neighborhoods that lack them. 

3.5-G-3  Allow and encourage low-medium density small-lot single-family housing development in 

new and existing neighborhoods that enable compact development and efficient infill. 

3.5-G-4  Improve the “community orientation” of new residential developments. 

3.5-G-5  Provide for a transition between higher density and lower density residential areas, and 

require buffers of varying size between residential uses and non-residential uses without 

restricting foot and bicycle access. 

3.8-G-1 Maintain Yuba City's prominence as the center of retail activity in Sutter County. 

3.8-G-2  Promote neighborhood identity and encourage use of alternative modes of transportation 

by providing neighborhood shopping centers that many residents can reach on foot or 

bicycle. 

3.8-G-3  Provide specific sites for regionally oriented commercial centers and community-sized 

shopping facilities and allow residential above retail in these areas. 

3.9-G-7  Achieve compatibility between employment center development and surrounding 

neighborhoods through buffering requirements and performance standards intended to 

minimize harmful effects of excessive noise, light, glare, and other adverse environmental 

impacts. 

Urban/Rural Edge 

4.2-G-1  Establish a clear distinction between the urban growth area and the surrounding rural and 

agricultural land. 

4.2-G-2  Establish a clearly defined, compact form for the urban growth area. 

Neighborhood Structure 

4.7-G-1 Encourage development of diverse and distinctive neighborhoods. 
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4.7-G-2  Develop a sense of neighborhood identity through design elements and neighborhood 

focal points, such as commercial areas, schools, parks, community centers, or a 

combination of  these elements. 

4.7-G-3  Ensure that new street networks are coherent and provide multimodal access within and 

between neighborhoods. 

4.7-G-4  Maintain and enhance the character of existing neighborhoods by undertaking streetscape 

and signage improvements. 

Implementing Policies 

3.4-I-1  Establish zone districts, development standards, and performance standards in the Zoning 

Ordinance consistent with the General Plan, and amend the Zoning Map to be consistent 

with the General Plan Land Use Diagram. 

3.4-I-2  Establish standards for urban edges and ensure that designated intensities and uses 

provide an appropriate transition to rural land at these edges. 

3.4-I-3  Require preparation of City initiated Specific Plans or developer master plans for strategic 

new growth areas with complex land use programs. 

3.4-I-4  Support the County’s efforts to maintain viable agricultural uses surrounding the City in 

areas outside the proposed Urban Growth Boundary. 

3.4-I-5 Provide a variety of housing in all neighborhoods and reserve sites, where appropriate, for 

housing types that ensures that Yuba City remains an inclusive, affordable community. 

3.4-I-7  Promote infill development that maintains the scale and character of established 

neighborhoods. 

3.4-I-8  Provide for concentrations of activity and mixed-use and pedestrian-oriented development 

in selected areas. 

3.5-I-1  Update the Zoning Ordinance to include: 

o Lot sizes consistent with the Plan's land use classifications; 

o Development standards that permit town houses and zero-lot line attached or 

detached single-family dwellings on sites designated for low-medium or medium-high 

densities; and 

o Development standards that do not result in disincentives for providing more local 

streets and alleys. 

3.5-I-2  Require a mix of uses in neighborhood centers. 

3.5-I-4  Require residential development that employs creative site design and architectural quality 

that blends with the characteristics of each location and its surroundings. 

3.8-I-1 Establish use regulations, development standards, and minimum performance 

requirements in the Zoning Ordinance, consistent with the General Plan, and amend the 

Zoning Map to be consistent with the Land Use Diagram. 

3.8-I-2  Evenly distribute neighborhood and community shopping centers in new development 

areas to offer both choice and convenience for shoppers and residents  

3.8-I-3  Require pedestrian-oriented design in new shopping areas that are part of neighborhood 

centers. 
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3.8-I-4  Ensure that neighborhood retail centers and commercial service buildings are compatible 

with the surrounding neighborhood and with adjacent travel corridors. 

3.8-I-6  Establish site development and locational standards for neighborhood corner stores in 

residential areas. 

3.8-I-7  Encourage the development of community commercial facilities that are accessible to both 

vehicles and pedestrians, and include amenities for both. 

Urban/Rural Edge 

4.2-I-1  Establish a distinct design character for new development along Bogue Road, Township 

Road and Pease Road, as illustrated in Figure 4-1, in order to clearly demarcate the urban 

edge.  This will be accomplished by: 

o Enforcing a 60 foot minimum rear setback requirement on new development along 

these roads; 

o Creating a 40 to 50 foot wide landscaped buffer within the public right of way; 

o Planting multiple layers of trees closely for visual impermeability; and 

o Limiting local access (but allowing collector and arterial access and only a minimal 

number of residential streets) from these roads in order to maintain continuous street 

edges. 

4.2-I-2  Create a “soft” transition at the urban/agricultural edge by appropriate landscape, with 

large canopy ties that are visually compatible with schools. 

4.2-I-3  Maintain views into the agricultural lands on the rural side of the roadways by: 

o Not planting within the right-of-way, trees spaced farther, and 

o Designating a minimum of 6 feet of space in the right of way for a curb and gutter on 

the rural side of the road. 

4.2-I-4  Differentiate the landscape treatment of urban edges near key intersections. 

Gateways and Entries 

4.3-I-1  Designate Route 99 near Pease Road, Route 99 near Bogue Road, Route 20 near 

Township Road, Garden Highway near Drummond Drive, George Washington near Bogue 

Road, and the Feather River bridges as entry gateways into Yuba City, and create 

distinctive features at these locations, as follows: 

o George Washington near Bogue Road.  Along George Washington, signs directing 

traffic to different neighborhoods and major amenities in western portion of the city 

such as the two major parks, the panhandle, new neighborhood commercial centers, 

and the parkways can be introduced, coupled with differentiated landscaping, at the 

intersection. 

Residential Streets 

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

to create a pedestrian-friendly environment. 

Neighborhood Structure 

4.7-I-1  Require new neighborhoods to include components such as a mix of housing types, open 

spaces, and community facilities, oriented to a neighborhood center. 
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4.7-I-2  Continue to use the City’s Design Guidelines in development review and prepare a design 

standards “checklist” for new requirements established by this General Plan. 

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

4.7-I-4  Continue to require on-site common open spaces in multi-family residential development. 

Street/Building Relationship 

4.7-I-5  Require new housing to provide transitions between the street and building, with variable 

front setbacks, building articulation and massing. 

4.7-I-6  Minimize the visual dominance of garages by establishing specific standards in the zoning 

ordinance, including: 

o Limiting the front width of a house that can be occupied with a garage to be no more 

than one-half the building width; or 

o Requiring garages to be setback from the front façade or located in the rear half of 

the lot; or 

o Requiring additional setback if more than a two-car garage entrance is provided; 

o Orienting garage doors 90 degrees from the street; or 

o Encouraging use of alleys in new development, with garages accessed from the rear; 

and 

o Incorporating design elements on the second level above the garages such as 

accessory dwelling units, bay windows or balconies. 

Streets and Blocks 

4.7-I-7  Ensure that the Subdivision Regulations encourage a fine-grained and integrated pattern 

of streets that provide continuity between neighborhoods, have a human scale, and 

enhance the character of neighborhoods. 

o 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. 

o Limit use of cul-de-sacs to no more than ten percent of the length of all streets in a 

subdivision map. 

o 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-8  Design local streets to not only accommodate traffic, but also to serve as comfortable 

pedestrian environments.  These should include, but not be limited to: 

o Street tree planting adjacent to curb and between the street and sidewalk to provide a 

buffer between the pedestrian and the automobile, where appropriate; and 

o Sidewalks on both sides of streets, where feasible. 

Neighborhood Identity & Boundaries 

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

and at neighborhood centers or focal points. 
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4.7-I-10  Create a sense of a neighborhood identity by gradually decreasing densities away from 

neighborhood focal points. 

4.7-I-11  Avoid using walls as a neighborhood boundary.  Solid edges prevent fluid access in and 

out of neighborhoods. 

IMPACTS AND MITIGATION MEASURES 

Methods of Analysis 

The proposed project is evaluated for consistency with the Yuba City General Plan, Zoning Code, 

and other applicable plans or regulations.  Ultimately, the Yuba City Council, as the decision makers 

for the proposed project, would make the final determination of consistency with the General Plan.  

Potential impacts are assessed by reviewing the Yuba City General Plan goals and policies, 

reviewing the proposed specific plan and design guidelines, and taking an inventory of existing 

residential and agricultural uses on, and surrounding, the project area through a site visit.  The LESP 

and land use diagram specify both visual aspects of the development as well as the intensity. 

Lincoln East Specific Plan 

The following land use designations described in the Draft Lincoln East Specific Plan (March 2009) 

would be applicable to the proposed project. 

Low Density Residential - 10,000 SF Minimum Land Use (LD-10K) – Approximately 166 acres 

(14%) of the residential uses are designated Low Density Residential, with a minimum lot size of 

10,000 square feet. This designation primarily encompasses existing large lot residential 

neighborhoods and is intended to maintain the large lot residential character along Butte Avenue, 

Del Amo Drive, George Washington Boulevard, Lincoln Road, Ohleyer Road and Sanborn Road 

north of Lincoln Road. New residential development within this designation will provide for a 

transition to smaller, single-family development that is adjacent to the LD-10K. The implementing 

zoning district for this land use designation is Residential Estate Zoning District (RE-LESP). 

Low Density Residential Land Use (LD) – The Low Density Residential land use designation is 

intended to promote single family residential neighborhoods and is representative of typical 

residential growth in Yuba City. In addition to single-family residential units, this designation also 

allows for parks, day care, civic and institutional uses. Approximately 466 acres (40%) of residential 

uses are dedicated to the Low Density Residential land use designation. The implementing zoning 

district for this land use designation is the Single Family Residential Zoning District (R1-LESP). 

Low- Medium Density Residential Land Use (MD) – The Low-Medium Density residential land 

use designation provides for a mix of small lot single-family and other higher density uses that 

include, but are not limited to duplexes, single family homes with secondary units over a garage, 

and attached single family homes. Other uses may include parks, civic and institutional uses in a 

more residential setting. Approximately 134 acres (12%) of the residential uses are dedicated to the 

Low-Medium Density residential designation. The implementing zoning district for this land use 

designation is the Low-Medium Density Residential Zoning District (R2-LESP). 

Medium-High Density Residential Land Use (HD) – Medium-High Density Residential 

accommodates attached homes, two- to four-plexes and multi-family apartment buildings. High 

Density uses are located near transportation corridors and within walking distance to parks, 

community facilities, and schools. The Medium-High Density Residential designation provides a 

variety of housing choices to ensure that Yuba City remains an inclusive, affordable community. In 
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addition to the benefit of affordability, higher density housing increases opportunities to conserve 

land and provide a positive aesthetic quality. Approximately 56 acres (5%) of residential uses are 

dedicated to the Medium-High Density Residential designation.  The implementing zoning district 

for this land use designation is the Multi-Family Residential Zoning District (R3-LESP). 

Community Commercial (CC) – The Community Commercial designation is intended to provide 

retail and service uses to adjacent and nearby neighborhoods. Community Commercial allows for 

such uses as shopping centers (typically anchored by a supermarket) and retail plazas. Retail 

shopping centers may contain a wide variety of businesses, including retail stores, eating 

establishments, service-oriented businesses, as well as medical or professional offices in a retail 

type setting. The implementing zoning district for this land use designation is the Community 

Commercial (C-2-LESP) zoning district. 

Parks and Recreation (P) – Parks and recreational uses have been carefully integrated into the 

Plan Area so that all residents have convenient access to park and recreational opportunities.  

Designated park space encompasses 82 acres of the Plan Area and will feature both neighborhood 

parks and community parks. Neighborhood parks are a minimum of 3 acres in size and serve as 

neighborhood recreational areas. Community parks are a minimum of 10 acres and serve a larger 

population than neighborhood parks. The Plan Area also includes an expanded community park 

that is larger than traditional community parks and will provide recreational opportunities for both 

Plan Area and City residents. The Plan features two (2) proposed community parks and four (4) 

proposed neighborhood parks. In addition to the proposed community and neighborhood park sites, 

two joint-use facilities are proposed adjacent to the high school and K-8 school sites. Although 

specific facilities and improvements have not yet been identified for the park areas, a variety of 

passive and active recreational opportunities are envisioned. The implementing zoning district for 

this land use designation is Public Facilities (PF-LESP). 

Public Facilities (PF) – Public facilities uses may include schools, government offices, hospitals, 

and city and public facilities. Within the Plan Area, a new fire station is planned along Franklin Road 

and Ohleyer Road.  Proposed educational facilities include a new kindergarten through eighth 

grade school, located along the extension of Ohleyer Road, as well as a new high school located at 

the proposed Harter Parkway alignment at the intersection of Bogue Road. The K-8 school site is 

approximately 15 acres in size while the high school site will be approximately 35 acres in size.  

Both school sites are located next to the expanded community park in order to facilitate potential 

joint-use of recreational amenities. The implementing zoning district for this land use designation is 

Public Facilities (PF-LESP). 

Quasi-Public Facilities (QP) – Existing quasi-public uses include a religious site along Bogue 

Road and a private school along Harding Road. These uses are anticipated to continue as quasi-

public facilities. In addition, a new religious site is planned along the east side of George 

Washington Boulevard midway between Lincoln and Bogue Roads. The implementing zoning 

district for this land use designation is Quasi-Public Facilities (QP-LESP). 
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The following goals, objectives, and policies from the Draft Lincoln East Specific Plan (March 2009) 

are applicable to the land use analysis: 

Land Use 

Goal To provide a comprehensive, pedestrian oriented land use plan that builds upon the 

existing uses and creates a sense of community through well designed 

neighborhoods. 

Objectives 

1. Develop a wide range of housing opportunities for all socio-economic groups by providing 

a variety of housing densities and products. 

2. Provide residential land uses that are compatible to one another. 

3. Locate commercial centers, community buildings, parks and recreation areas, and schools 

within walking distances for residents within the Plan Area. 

4. Provide for commercial land uses within the Plan Area that are economically beneficial to 

Yuba City. 

5. Designate adequate commercial areas to promote development of commercial-retail uses 

to meet existing and future residential needs in the Plan Area. 

6. Provide adequate recreational facilities that are centrally located within neighborhoods 

and are linked throughout the Plan Area to promote pedestrian and bicycle usage. 

7. Provide for adequate school sites within the Plan Area that accommodate the needs of 

future residents. 

Residential Policies 

1. Neighborhood densities and lot sizes shall be controlled by the Specific Plan’s residential 

standards, consistent with the City’s General Plan. 

2. Residential land use designations shall be consistent with the zoning districts as shown in 

Table 3.2, Residential Land Use & Zoning Consistency. 

3. Residential development shall not exceed the overall maximum number of dwelling units 

for the Specific Plan established in Table 3-1 (4,865 units total). Residential densities 

within individual projects (defined as a submitted tentative subdivision map or tentative 

parcel map) shall fall within the land use density range established by the Specific Plan 

shown in Table 3-1. 

4. All new residential development shall be sensitive to existing residential estate dwelling 

units to which they abut or are adjacent. Where possible, new residential neighborhoods 

should be integrated with existing residences through the use of, building height, fencing, 

orientation and massing, landscaping, etc. 

5. Existing residences within LD-10K land use designation shall be allowed to continue all 

existing operations upon annexation.  This includes, but is not limited to raising of farm 

animals, limited agricultural uses, and existing ancillary structures such as barns and 

stables. New development within the LD-10K land use designation shall be subject to 

applicable zoning regulations located in Article 5, Section 8-5.502 of the Yuba City Zoning 

Regulation. 

6. Promote flexibility and innovation of residential unit design through the implementation of 

the design guidelines and standards in Appendix A. 
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7. Residential neighborhoods should include neighborhood focal points such as schools, 

neighborhood parks, and multi-use trails. 

8. Encourage small lot development, where appropriate, to provide a variety of housing 

opportunities for residents to participate in the home-ownership market within the Plan 

Area. 

9. Low-Medium and Medium-High designated residential areas should be located near 

parks, schools, and commercial centers. 

10. Provide for a transition between higher density and lower density residential areas through 

the use of architectural forms, building heights, and other design techniques.  

11. Provide for pedestrian oriented development within all residential land use designations 

through the use of sidewalks, multi-use trails, residential unit design and orientation, and 

location of recreational amenities. 

Commercial Policies 

1. The commercial land use designation shall be consistent with the floor area ratio (FAR) in 

Table 3-1 and zoning district shown in Table 3-4.  

2. Ensure that commercial buildings are compatible with the surrounding land uses and 

adjacent travel corridors. 

3. Ensure connectivity between commercial and residential areas through the use of 

sidewalks, pathways, and bicycle routes.  

4. Require publicly accessible open spaces, such as outdoor eating areas, to be integrated 

into commercial centers. 

5. Adjacent land uses shall be buffered from commercial uses through the use of 

landscaping, soundwalls, berms, fencing, open space, building orientation, and other 

design techniques deemed appropriate. Such techniques shall not restrict pedestrian and 

bicycle access and connectivity. 

6. High Density Residential may be incorporated into the community commercial site 

consistent with the Yuba City General Plan. Any such plans shall be reviewed by the City 

and approved through a Planned Development Review. 

7. Promote innovative and unique design of commercial centers through the implementation 

of the design guidelines and standards in Appendix A. 

Parks & Public Facilities Policies 

1. Parks and public or quasi-public land use designations shall correspond to the zoning 

districts in Table 3-5 [of the Lincoln east Specific Plan]. 

2. Parks and school sites shall be designed to encourage pedestrian and bicycle access 

from surrounding residential uses.  

3. The Yuba City Unified School District and the City of Yuba City are strongly encouraged to 

develop joint use facilities to provide recreation areas for both students and residents, as 

well as create community gathering points within the Plan Area. 

4. Any proposed water pumping station, sewer lift station, or storm drainage pumping station 

shall be well screened from the public right-of-way, and provide easy access for upkeep 

and maintenance. 
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5. Any new proposed water storage tanks shall be designed to blend in with the surrounding 

uses to the extent feasible. 

6. Additional quasi-public uses that are proposed to be included in the Plan Area shall be 

subject to the Use Permit process.  

Agriculture Policies (chapter 7, Resource Management) 

1. Establish land use designations that provide a transition between the urban and 

surrounding agricultural environment on the fringes of the Plan Area.  

2. All new residential units within the Plan Area shall be notified and sign a disclosure 

statement acknowledging nearby existing farming operations in accordance with Sutter 

County Right-to-Farm Ordinance. 

3. New residential developments sharing a boundary with agriculture designated lands 

outside the Plan Area boundary shall provide a minimum of a 30-foot setback. This 30-foot 

buffer may take the form of a rear building setback or physical improvements, such as a 

road. 

4. Conflicts between agricultural uses and urban uses shall be minimized through site design 

techniques, per the General Plan. 

5 . Anti-vandalism designs (fencing, landscape features, etc.) shall be required along 

properties adjacent to agricultural activities, per the General Plan to reduce vandalism of 

adjacent agricultural facilities and activities. 

Standards of Significance 

For the purposes of this EIR, impacts on land use and planning resources are considered significant 

if the proposed project would: 

• Physically divide an established community; or 

• Result in short or long-term land use conflicts due to the placement of incompatible uses in 

proximity to each other. 

Project-Specific Impacts and Mitigation Measures 

4.8-1 The proposed project could physically divide an established community.   

The project site is surrounded by single-family subdivisions to the east; agricultural lands and 

scattered large-lot residences to the south and west; and industrial, agricultural, and low-density 

residential uses to the north.  Development of the LESP site would expand the city boundaries 

westward to George Washington Boulevard. 

The project site consists primarily of fruit and nut orchards with some ancillary agriculture-supporting 

structures and pockets of residential development.  Existing large-lot residential homes, a temple 

and schools are located along existing roads within the project site.  Development of the project area 

would result in conversion of fields and orchards used for agricultural production to urban uses; it is 

anticipated that structures used solely to support farming practices on the project site could be 

demolished to accommodate new development.  However, all of the existing residential structures, 

as well as the Sri Guru Nanak Sikh Temple, Adventist Christian School, and KUBA AM and KNCO 
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FM radio station within the project area would remain.  The LESP proposes new residential uses, 

commercial uses, parks, public facilities, and roadways around existing neighborhoods that would 

remain on the site.  The LESP would not divide the established uses on the site, but would provide 

for infill development and would ultimately extend urban uses to the east and south. 

The proposed Harter Parkway would run north-south through the middle of the project site; however, 

the Harter Parkway is a separate project that has gone through the environmental review and 

approval process and is not part of the LESP project.  Development of this roadway would be 

consistent with the City’s General Plan to facilitate north-south access within the city.   

Implementation of the LESP would not physically divide the existing community on the project site 

and would not destroy existing urban uses on the site.  Therefore, this impact would be less than 

significant. 

Mitigation Measure 

None required. 

4.8-2 The proposed project could result in land use conflicts due to the placement of 

incompatible uses in proximity to each other.   

The project site is surrounded by single-family subdivisions to the east; agricultural lands and 

scattered large-lot residences to the south and west; and industrial, agricultural, and low-density 

residential uses to the north.  Development of the LESP would require annexation of the project site 

into the City of Yuba City and would establish new residential and commercial uses, public facilities, 

and parks within the project site. 

The western portion of the plan area would primarily be developed with low-density residential uses, 

and would include the existing large-lot residential parcels.  These low-density residential uses and a 

religious facility along George Washington Boulevard would help provide for an appropriate 

transition to more rural lands to the west, as called for in General Plan policies 4.2-G-1 and 3.4-I-2.  

A transition from higher-density residential uses in the eastern portion of the plan area to 

predominately agricultural uses to the west currently exists with the proposed project site, acting as 

the transitional area.   

Conflicts between agricultural uses and their residential neighbors along George Washington 

Boulevard could include complaints about ordinary agricultural practices.  Potential nuisances could 

include dust and noise produced by farming equipment, especially during times of planting and 

harvest.  The potential for farm equipment on roadways can also be considered a nuisance to other 

users of the roadways.  Please see Section 4.2, Agriculture, for a more detailed discussion about 

potential conflicts with adjacent agricultural uses. 

The Yuba City General Plan anticipates future development of lands to the west of the project site 

with low-density residential, medium-low-density residential, commercial, parks, and public facility 

uses.  These potential future land uses would replace the existing agricultural areas on the west side 
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of George Washington Boulevard.  The planned development west of the project site would be 

compatible with the uses proposed on the project site. 

The western portion of the project site would be developed primarily with low density and low-

medium density residential uses, including some with 10,000 sf minimum lot sizes.  The 

northeastern portion of the project site would be developed with low density residential and medium-

high density residential; the existing Adventist Christian School would remain.  These uses would be 

compatible with the existing low density residential areas east of Sanborn Road and Harding Road 

because the uses would be similar. 

Proposed residential, commercial, and public facility uses along the northern portion of the project 

site (Franklin Road) would be compatible with existing residential and industrial uses north of 

Franklin Road.  Low density residential between George Washington Boulevard and Ohleyer Road 

would be similar to the existing low density residential uses along El Margarita Road and single 

family residences on the northwest corner of Franklin Road and George Washington Boulevard.  

The proposed fire station, community commercial, and medium-high density residential uses 

proposed along Franklin Road near its intersection with Harter Parkway would be compatible with 

existing low density residential uses and light industrial uses (fruit and nut dehydrator plant) north of 

Franklin Road.  The commercial uses included within the LESP would be designed to provide 

community-oriented services compatible with the surrounding neighborhood and travel corridor 

(Franklin Road) as encouraged by General Plan policy 3.8-I-4. 

Proposed land uses along the southern portion of the project site (Bogue Road) include low-density 

residential, medium-high density residential, and a high school adjacent to the existing Sri Guru 

Nanak Sikh Temple.  The proposed residential uses would be compatible with low-density residential 

uses south of Bogue Road.  The proposed high school and existing Sri Guru Nanak Sikh Temple 

would also be compatible with the existing residential uses to the south because the proposed uses 

would support the residences and are permitted under the low density residential land use 

designation.  Development of these uses would help develop a sense of neighborhood identity by 

creating a neighborhood focal point, as encouraged in General Plan policy 4.7-G-2. 

Internally within the project site, a variety of housing types and densities would be provided, as 

encouraged in the General Plan.  Residential types ranging from 10,000 sf parcels to as many as 36 

units per acre would be provided, allowing for a mix of densities and housing opportunities.  Low-

medium density residential uses would be spread throughout the project site, but would be primarily 

located along major roadways such as Harter Parkway, Sanborn Road, and the two east-west major 

collector streets in the southern portion of the project site.  The medium-high density residential uses 

would primarily be located along Harter Parkway, the main north-south arterial road through the 

project site, and in the northeastern corner of the project site along Franklin Road.  These more 

intense residential uses are located along major roadways and generally provide a transition from a 

main roadway to lower-density residential uses that are more interior to the site. 

The distribution of housing on the project site provides for the creation of distinct neighborhoods with 

a neighborhood park as the focal point, as encouraged by General Plan policies 3.5-G-1 and 4.7-I-1.  
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The development of small neighborhood parks surrounded by residences, neighborhood commercial 

centers, and public facilities within the neighborhoods provides easy access to these amenities, as 

encouraged by General Plan policy 3.4-G-3.  The development of an approximately 32-acre City 

park south of Lincoln Road as well as a 10-acre Community park in the northern portion of the plan 

area creates two distinct focal points.  The Community park located in the northern portion of the 

plan area would be surrounded by low density residential uses.  The City park located in the 

southern portion would be surrounded by low density and medium density residential, a commercial 

area, and schools and joint-use park facilities to the south and east, providing for higher-intensity 

uses around the park with a gradual step-down to low-density residential uses, as encouraged by 

General Plan policy 4.7-I-10.  Low density residential would be adjacent to the park on the north, 

creating opportunities for easy access between neighborhoods and public amenities. 

The placement of residential uses in close proximity to neighborhood parks and schools would not 

be considered incompatible because schools and neighborhood parks generally do not include any 

activities or uses that would be considered a nuisance or hazard to residents.  The City encourages 

locating parks and schools adjacent to one another to promote shared use.  

However, the high school could include some uses such as outdoor stadium lights to be used for a 

variety of school and community events. The high school could introduce elements that could be 

considered incompatible with residential areas, including stadium lights. 

To address lighting issues associated with public facilities, Community Lighting Policies 1 and 2 in 

the Design Guidelines require that light fixtures be architecturally compatible with the building and 

neighborhood design and be sited, directed, and/or shielded to prevent spot lighting, glare, or light 

overflow beyond property lines. Implementation of Community Lighting Policies 1 and 2 would 

reduce the potential lighting impacts of the proposed high school and parks to a less-than-significant 

level.  However, the school district(s) would be responsible for constructing the elementary and high 

schools and the City cannot compel the district to adopt these mitigation measures because the City 

does not have jurisdiction over school projects. 

The project includes a 10-acre Community park adjacent to proposed residential areas to the north. 

Most park activities are generally considered compatible with residential uses. The proposed 

Community park may include a variety of active and passive recreational opportunities that could 

include lighting for fields as well as parking lots, outdoor festival areas, and some walkways. Lighting 

in these areas would be designed consistent with the LESP Design Guidelines to reduce lighting 

impacts. Similar to the high school, the types of uses proposed in the regional park could generate 

noise and/or light at levels that could be considered an annoyance to the residences located 

adjacent to the park. The noise and lighting issues are addressed in greater detail in Sections 4.9 

(Noise) and 4.1 (Aesthetics and Visual Resources). 

Because fire stations respond to emergencies at all times of the day or night, residents could be 

disturbed by sirens. As shown in Figure 2-2 in Chapter 2, Project Description, a proposed fire station 

would be located at the corner of Franklin Road and Ohleyer Road, adjacent to proposed 

commercial and low-density residential uses, and across from existing low-density residential uses. 
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As discussed in Section 4.9, Noise, although noise levels associated with emergency vehicles could 

be annoying to residential uses, these types of noise sources are allowable in residential areas. 

Approximately 34 acres of neighborhood and community commercial uses are proposed within the 

project site.  Although generally situated near arterial roads, both of the commercial uses in the 

project site would be adjacent to existing and proposed residential uses. Neighborhood commercial 

uses are intended to provide small commercial areas that cater to the daily convenience shopping 

and service needs of the surrounding residential neighborhood. The scale and design of buildings 

within this district must be compatible with the neighboring residential uses. This district is consistent 

with the Neighborhood Commercial General Plan designation.  Community commercial uses should 

provide for a wide variety of retail sales and personal services that are primarily conducted within a 

building. The facilities may range from a single building to a neighborhood center with a supermarket 

as the primary tenant to a community center that may have several major tenants. This district is 

consistent with the Community Commercial and Regional Commercial General Plan designations. 

During buildout of the Specific Plan, agricultural uses could continue on land within the plan area for 

an unknown period of time.  Agricultural operations can produce dust, noise, and odor at levels that 

are considered a nuisance when close to residential areas.  Active agricultural activities within the 

project site include peach, walnut, and prune orchards.  Because there is the potential for new 

development to be exposed to agricultural activities within the project site as the area is developing, 

any residential units in proximity (approximately 300 feet) of existing agricultural operations shall be 

notified and sign a disclosure statement acknowledging the existing farming operations in 

accordance with Sutter County Right-to-Farm Ordinance, in accordance with Agricultural Policy 2 in 

the LESP. 

For these reasons, implementation of the proposed project would not result in land use conflicts due 

to the placement of incompatible uses in proximity to each other.  Therefore, the impact would be 

less than significant. 

Mitigation Measure 

None required. 

Cumulative Impacts and Mitigation Measures 

The land use and planning analysis in an EIR does not typically include a discussion of cumulative 

impacts.  Because the project-specific analysis considers both existing and future planned land 

uses, impacts resulting from the additive effect of other proposed or speculative land use plans 

would not differ from those identified in the above impact discussions.  Similarly, because the 

analysis of applicable land use goals and policies considers both existing and planned land uses, 

cumulative land use compatibility impacts are not considered independently. 



 




