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 SECTION 1 
 
 LAND USE 
 
 
California state law requires that a land use element be included within a general plan [Government 
Code Section 65302 (a)]. This element designates the proposed general distribution, location and 
extent of all uses of land including land for housing, business, industry, open space (including 
agriculture, natural resources, recreation and enjoyment of scenic beauty), education, public 
buildings and grounds, solid and liquid disposal facilities, and other categories of public and private 
uses of land. The land use element must also include a statement of the standards of population 
density and building intensity recommended for the various districts and other territory covered by 
the plan. 
 
Corresponding technical information related to the goals, policies, implementation programs and 
findings within this section can be found in Chapter 2 of the Background Report. Land use 
designation categories, intensity standards and the general plan holding capacity are described 
below.  The General Plan Land Use Diagram, attached to the Policy Document, graphically depicts 
the general distribution, location and extent of the County’s land use designations. Section 9 of the 
Policy Document addresses Sutter County’s seven rural communities and any other area plans that 
have been adopted by the County. 
 
Although not a required component of a land use element, this section also contains goals, policies, 
implementation programs and findings related to economic development. Associated technical data  
including employment trends/forecasts and fiscal considerations can be found in Chapter 3 of the 
Background Report. 
 
 
LAND USE DIAGRAMS 
 
The Land Use Diagrams for the County-wide General Plan depict general uses of land in the 
unincorporated areas of Sutter County. The arrangement of land uses is shown on the diagrams by 
means of various land use designations, each of which denotes specific types of land use, such as 
residential, commercial, industrial, and agricultural uses. The boundary lines between land use 
designations are generally shown at a parcel level. However, the scale on certain diagrams does not 
allow the delineation of individual property lines except where they may coincide with roads or 
section lines. In addition, the AG-20 and AG-80 land use designations depicted on the County-wide 
Land Use Diagram (Figure 9) are based on soil types and characteristics rather then parcel 
boundaries. The County's zoning maps will implement the General Plan Land Use designation by 
ordinance at a more detailed level. The Land Use Diagrams consist of 10 primary maps covering the 
entire unincorporated area of the County. More detailed area diagrams are included in Appendix B. 
The Land Use Diagrams function as official County policy in the allocation and distribution of 
different land uses in the unincorporated areas. The Land Use Diagrams show the locations of the 
cities in Sutter County, the areas covered by rural community plans and area plans. The land use 
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designations for areas within rural communities and area plans are depicted on separate land use 
diagrams for each of those areas. The reader is referred to the respective rural community plan or 
area plan diagrams for the official land use designations within these areas. 
 
 
LAND USE DESIGNATIONS 
 
The Land Use Diagrams utilize 13 land use designations to depict the types of land uses that will be 
allowed in the different geographic areas of the unincorporated County. The following sections 
describe each land use designation on the Land Use Diagrams in terms of typical uses and how the 
designation is applied. The reader is referred to the respective area plan for information concerning 
allowed uses. 
 
Agriculture (AG) (20-acre minimum) 
 
This designation identifies land for the production of food and fiber, including areas of prime 
agricultural soils, and other productive and potentially productive lands where commercial 
agricultural uses can exist without creating conflicts with other land uses, or where potential 
conflicts can be mitigated. Lands designated AG 20 typically have soils with characteristics that are 
particularly suited for orchard crops as defined or described in the USDA Soil Survey for Sutter 
County. Typical land uses allowed include:  crop production, orchards, grazing, pasture and 
rangeland, resource extraction activities, facilities that directly support agricultural operations such 
as agricultural products processing, and necessary public utility and safety facilities. 
 
Agriculture (AG) (80-acre minimum) 
 
This designation identifies land for the production of food and fiber, including areas of prime 
agricultural soils, and other productive and potentially productive lands where commercial 
agricultural uses can exist without creating conflicts with other land uses, or where potential 
conflicts can be mitigated. Lands designated AG 80 typically have soils with characteristics that are 
particularly suited for field crops, row crops, and range land as defined or described in the County’s 
Soil Survey. Typical land uses allowed include:  crop production, orchards, grazing, pasture and 
rangeland, resource extraction activities, facilities that directly support agricultural operations such 
as agricultural products processing, and necessary public utility and safety facilities. 
 
Agriculture Rural Community (AG-RC) 
 
This designation identifies land in rural communities that can be utilized for small scale ranching 
and farming operations with 2½ acre minimum parcel sizes. Typical allowed uses include: single-
family dwellings and one permanent or temporary secondary unit per existing lot, agricultural uses 
such as crop production and grazing, equestrian facilities, and public utility and safety facilities. 
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Agriculture Preserve (AP) 
 
This designation is applied to areas where, instead of subdividing a large agricultural parcel to its 20 
or 80 acre minimum underlying parcel size, the subdivider has chosen to cluster the permitted 
residential density onto small residential parcels and to retain a large agricultural preserve parcel.  
Use of this land use designation is subject to certain criteria contained in the Zoning Code.  By 
allowing the permitted residential density of the agricultural parcel to be clustered together into 
small parcels and requiring that an agriculture preserve parcel be created, it is intended that the 
agricultural use of the preserve parcel will be retained.  Typical land uses allowed include:  crop 
production, orchards, grazing, pasture and rangeland on the agricultural preserve parcel and 
detached single family dwellings on the residential parcels. 
 
Ranchette (RAN) 
 
This designation is applied to areas located outside of the Yuba City and Live Oak sphere’s of 
influence, which are suitable for rural residential and small scale farming operations. Allowed 
densities within this designation range between 0.1 to 1/3 dwelling unit per acre (3-10 acre parcel 
size). Any Ranchette proposal shall not result in the creation of more than four total lots (including 
any designated remainder). Once a Ranchette designation has been approved for up to four lots, no 
further division of the subject land will be permitted until the County’s next Comprehensive General 
Plan Revision. This designation is intended to accommodate small scale agricultural uses and 
residential development  with a more rural character than the Estates Residential designation. 
Typical uses allowed include:  large lot single family residences, including guest houses, crop and 
tree farming, animal husbandry, private stables, public parks and playgrounds, schools and necessary 
public utility and safety facilities.   
 
Estates Residential (ER) 
 
This designation is applied to areas located within rural communities and the Yuba City sphere of 
influence. This designation is comprised of dispersed residential development on larger parcels with 
densities ranging from 0.5 to 3.0 dwelling units per acre (1/3 to 2 acre parcel size). The primary use 
is large lot single family residences including guest houses. Secondary uses include: crop and tree 
farming, private stables, public parks and playgrounds, schools and necessary public utility and 
safety facilities. 
 
Low Density Residential (LDR) 
 
This designation is applied to suburban and urban areas suitable for single-family residential 
neighborhoods, with individual homes on lots ranging in area from 5,000 square feet to one-half 
acre. The density range is between 2 to 8 dwelling units per acre. Typical land uses include: 
detached single family dwellings, and residential accessory uses; churches, schools, parks, child care 
facilities, and necessary public utility and safety facilities. Secondary dwelling units may be 
permitted subject to County standards. 
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Medium Density Residential (MDR) 
 
This designation is applied to those areas within the urban areas suitable for multi-family residential 
neighborhoods. The density range is 8 to 25 dwelling units per acre. Typical land uses allowed 
include:  attached single-family dwellings, secondary dwellings, and a wide range of multi-family 
dwellings, and residential accessory uses; churches, schools, parks, child care facilities, and 
necessary public utility and safety facilities. 
 
High Density Residential (HDR) 
 
This designation is intended to provide for residential neighborhoods of multi-family units such as 
apartments and/or condominiums. The density range is 25 to 45 dwelling units per acre. This 
designation is applied within urban areas of the County where residential development will be near 
transportation corridors, downtowns, village centers, other major commercial centers, schools and 
community services. Typical land uses would include:  attached single-family dwellings, all types of 
multi-family dwellings (e.g. apartments, senior housing projects, etc.) and residential accessory uses; 
churches, schools, parks, child care facilities; and necessary public utility and safety facilities. 
 
Commercial (COM) 
 
This designation is intended to encompass the existing community and regional commercial areas 
where general commercial and retail sales facilities are necessary for public service and 
convenience.  Typical land uses include:  highway service types of commercial uses such as service 
stations, restaurants, motels, trailer courts, retail nursery sales, and agricultural product sales. Other 
retail stores and business or service enterprises such as: banks, business offices, food, drug, and 
clothing stores, business colleges, music and dancing studios, catering shops, art and antique shops, 
hotels, theaters, auditoriums, social clubs, specialty commercial-recreational uses such as racing 
facilities, amusement parks or other outdoor recreation oriented uses, commercial printing shops, 
mortuaries, bakeries, studios, clinics, public utility offices and substations, and communication 
equipment buildings. Commercial industrial uses include: repair garages, automobile sales and 
service, warehouses and wholesale distribution, garden supply and pre-cut retail lumber sales within 
buildings and storage within fenced yards, adult entertainment businesses, and public utilities and 
safety facilities. 
 
Industrial (IND) 
 
This area is intended to accommodate industrial type uses. Typical uses include: manufacturing, 
assembling, processing, fabricating, bulk handling of products, storage, warehousing, heavy 
trucking, refining, repairing, packaging or treatment of goods. Light and heavy industries would 
conduct their operations in designated areas and minimize the external effect of traffic congestion, 
noise, glare, air pollution, fire and safety hazards on adjoining districts. 
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Park and Recreation (PR) 
 
This designation is intended to identify and protect those mountainous, river bank, lake shore, or 
other such areas of particular natural beauty, historical importance, or other importance for use as 
public or private parks or outdoor recreational facilities. Typical land uses allowed within this 
designation include outdoor recreational activities such as golf courses, campgrounds, marinas, 
natural and undeveloped recreation areas, parks, off-highway vehicle parks, riding clubs and stables. 
 
Open Space (OS) 
 
This designation is intended to identify and protect important open space lands within Sutter County, 
including: non-agricultural areas which contain significant vegetation, wildlife, and/or habitat 
resources; areas which present conditions hazardous to rural and urban development; and, areas 
required for the managed production of mineral resources. Typical land uses allowed within Open 
Space areas include agriculture, mining, limited residential and public recreation. Necessary public 
utility and safety facilities are also permitted. 
 
LAND USE INTENSITY STANDARDS 
 
In addition to characterizing land use designations according to types of allowable uses, the General 
Plan must specify standards for population density and building intensity for the various land use 
designations adopted by the County. Standards of building intensity for residential uses are stated in 
the General Plan in terms of (1) allowable range of dwelling units per net acre, and (2) the number of 
principal dwelling units allowed per lot.  
 
Standards of population density for residential uses can be derived by multiplying the maximum 
number of dwelling units per net acre by the average number of persons per dwelling unit, which for 
the purposes of this General Plan is assumed to be 2.75. The 2.75 figure is from SACOG and 
Department of Finance information. 
 
Standards of building intensity for non-residential uses are stated in terms of maximum allowable 
floor area ratios (FARs). A floor area ratio is a ratio of the gross building square footage permitted 
on a lot to the net square footage of the lot. For example, on a lot with 10,000 net square feet of land 
area, a FAR of .50 would allow 5,000 square feet of floor area to be built regardless of the number of 
stories in the building (e.g., 2,500 square feet per floor on 2 floors or 5,000 square feet on one floor). 
On the same lot, a FAR of .25 would allow 2,500 square feet of floor area.  
 
Table 1 specifies for each land use designation the standards for minimum lot size, the minimum and 
maximum density range that development must fall within, and the maximum allowable floor area 
ratio for non-residential uses. 
 
Table 2 identifies the holding capacity of the General Plan. In conformance with standard planning 
practices and principles, this table reflects gross acreage figures by land use designation and 
potential or theoretical build out based on the General Plan’s maximum density and building 
intensity standards. Since many factors can influence the actual level of development that occurs, 
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this “maximum” projection ensures that the General Plan EIR evaluates the fullest possible range of 
potential impacts associated with the Plan. It should be recognized, however, that these calculations 
do not reflect existing levels of development, potential constraints on future development, or the fact 
that many future development proposals will not necessarily be constructed at the maximum density 
and intensity that is permitted. 
 
 
IMPLEMENTATION OF LAND USE DESIGNATIONS 
 
Land use designations used in this General Plan are intended to generally portray overall land use 
patterns throughout the unincorporated area of the County. The land use policies as stated in the 
General Plan are implemented on a daily basis through zoning, specific plans, or other planning tools 
which impose specific development standards on proposed land uses. 
 
Table 3 shows the various zone districts of the Sutter County Ordinance Code that can be used to 
consistently implement each of the land use designations used in the Sutter County General Plan. In 
addition, these basic zone districts have a variety of overlay zones or combining districts described 
in the zoning ordinance that can be used to implement the General Plan. 
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 TABLE 1 
 
 DEVELOPMENT STANDARDS 

Development Standards  
 
 

Land Use 
Designation 

 
Minimum 
Lot Size 

 
Maximum 
Lot Size 

Density Range 
Minimum/Maximum 
Dwelling Units per 

Net Acre 

 
Maximum 

Nonresidential 
FAR 

 
20 acres 

 
N/A 

 
x 

 
.8xxx 

 
 
Agriculture  

80 acres 
 

N/A 
 

x 
 

.8xxx 
 
Agriculture Rural 
Community 

 
2.5 acres 

 
N/A 

 
x 

 
.8xxx 

 
*** 

 
2 acres *** 

 
1 dwelling unit per lot 

 
0.15xxxx 

 
Agriculture Preserve 
(top row - residential 
parcels; 
Bottom row - preserve 
parcel) 

 
20 or 80 

acres 
 

N/A 
 

No dwelling units 
permitted 

 
.8xxx 

 
Ranchette 

 
 3.0 acres 

 
10 acres 

 
 .1-1/3 dwelling units 

 
xxxx 

 
Estate Residential 

 
14,520 
sq. ft. 

 
2 acres 

 
.5-3 dwelling units 

 
xxxx 

 
Low Density 
Residential 

 
5,445 sq. ft. 

 
0.5 acre 

 
2-8 dwelling units 

 
xxxx 

 
Medium Density 
Residential 

 
5,000 sq. ft. 

 
N/A 

 
8-25 dwelling units 

 
xxxx 

 
High Density 
Residential 

 
5,000 sq. ft. 

 
N/A 

 
25-45 dwelling units 

 
xxxx 

 
Commercial 

 
5,000 sq. ft. 

 
N/A 

 
0 

 
0.5 

 
Industrial 

 
* 

 
N/A 

 
0 

 
0.8 

 
Park & Recreation 

 
N/A 

 
N/A 

 
xx 

 
0.35 

 
Open Space 

 
320 acres ** 

 
N/A 

 
xx 

 
0.35 

 
Area Plans 

 
See Area Plans for Specific Standards 

* Minimum lot size determined by Zoning Code 
** Land dedicated for open space as part of a development proposal may be less than 320 acres 
*** Minimum lot size based upon Environmental Health requirements. A maximum lot size up to 5 acres may be 

permitted if Environmental Health grants a waiver for sewage disposal. 
x Only one principal dwelling allowed per lot 
xx Only one accessory dwelling allowed per lot 
xxx Agriculture related uses 
xxxx Maximum building coverage determined by zoning 
Note: Approval of a Planned Development (PD) Rezone may allow variations to the minimum/maximum 

parcel sizes in non-agricultural districts as long as the overall General Plan density is maintained. 



TABLE 2 - HOLDING CAPACITY OF THE GENERAL PLAN
Updated 11/25/03

Land Use Min Lot Area   Dwelling Units per Acre Max. Potential Total Potential Dwelling Units Potential Sq. Ft.
Designation Acres Acres Min. Max. FAR Lots @ Min DU/Ac @ Max DU/Ac @Max. FAR

AG-20 113,613      20   One principal dwelling 0.8 1 5,681      5,681                  N/A
AG-80 209,638      80        unit per parcel 0.8 1 2,620      2,620                  N/A
Ag Preserve       Cannot exceed General Plan Density 0.8 1 N/A

Subtotal Agriculture 323,251      8,301      8,301                  
Ranchette Parcels 258            3 N/A 1                    0.15 52           52                      52                       N/A
Estate Density 384            0.333 0.5 3                    0.2 1,009      3 192                    1,152                  N/A
Low Density 3,550         0.115 2 8                    0.8 24,696    2 7,100                 28,400                N/A
Medium Density 173            0.115 8 25                  0.8 1,203      2 1,384                 4,325                  N/A
High Density 119            0.115 25 45                  0.8 828         2 2,975                 5,355                  N/A

Subtotal Residential 4,484         27,788    11,703               39,284                N/A
Commercial 766            4 0 0 0.5 2 0 0 13,346,784          
Industrial 3,928         4 0 0 0.8 2 0 0 109,506,355        
Subtotal Commercial/Industrial 4,694         0 0 122,853,139        
Park and Recreation 443            0.115 0 0 0.5 3,852      0 0 9,648,540            
Open Space 44,214       320                  One principal dwelling unit/lot 0.35 138         138 674,086,644        
Subtotal Park & Recreation and 44,657       3,990      0 0 683,735,184        
    Open Space

SUBTOTAL 377,086      806,588,323        
Community/Area Plans 4,433         See the Rural Community and Area Plans for applicable standards and holding capacity
Total Unincorporated 381,533      
Cities 6,825         
Total County 388,358      

1 Non-residential uses
2 Maximum lot yield with a 20% infrastructure factor
3 Maximum lot yield with a 12.5% infrastructure factor
4 These figures include the 3,500 acres of Industrial and Commercial development that will initially be located within the 10,500 acre dustrial/Commercial Reserve in South 

Sutter County. The 3,500 acres has been divided between Industrial and Commercial land use designations using a ratio of 85% and 15% respectively



1,153.15          144.14                
30,869.57        6,173.91             
1,504.35          300.87                
1,034.78          206.96                

33,366,960      16,683,480.00    3,336,696        
171,103,680    136,882,944.00  

3,852.17          
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TABLE 3  
 GENERAL PLAN LAND USE DESIGNATIONS AND 
 CONSISTENT ZONING DISTRICTS 
 

General Plan Land Use Designation 
 

Consistent Zoning Districts 
 
Agriculture (AG) (20, 80) 

 
General Agriculture (AG) 
Exclusive Agriculture (A2) 
Restrictive Agriculture (A3) 
Upland Agriculture (UA) 
Public (P) 

 
Agriculture Rural Communities (AG-RC) 

 
General Agriculture (AG) 
Public (P) 

 
Agriculture Preserve (AP) 
 

 
Agriculture Preserve Residential (APR) 
Agriculture Preserve (AP) 

 
Ranchette (RAN) 

 
Ranchette (RAN) 
Public (P) 

 
Estates Residential (ER) 

 
Residential Estate (RE) 
One Family Residence (R1) 
Public (P) 

 
Low Density Residential (LDR) 

 
Residential Estate (RE) 
One Family Residence (R1) 
Two Family Residence (R2) 
Mobile Home Subdivision (MHS) 
Public (P) 

 
Medium Density Residential (MDR) 

 
Neighborhood Apartment (R3) 
Public (P) 

 
High Density Residential (HDR) 

 
General Apartment (R4) 
Public (P) 

 
Commercial (COM) 

 
Neighborhood Commercial (C1) 
Highway Service Commercial (CH) 
General Commercial (C2) 
Commercial Industrial (CM) 
Public (P) 

 
South Sutter County Industrial/Commercial 
Reserve (SSCI/C) 

 
South Sutter County Industrial/Commercial District (SSCI/C) 
Public (P) 
General Agriculture (AG) 

 
Industrial (IND) 

 
Airport Districts (AV) 
Commercial Industrial (CM) 
Light Industrial (M1) 
General Industrial (M2) 
Limited Manufacturing (ML) 
Public (P) 

 
Park and Recreation (PR) 

 
Park - Recreation (PR-PD) 
Public (P) 

 
Open Space (OS) 

 
General Agriculture (AG) 
Exclusive Agriculture (A2) 
Restrictive Agriculture (A3) 
Upland Agriculture (UA) 
Park - Recreation (PR-PD) 
Public (P) 
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General Land Use (unincorporated) 
 
Findings 
 
1a. Sutter County does not have the facilities or resources to provide full urban services for new 

urban residential development. Therefore, it is necessary that all new urban residential 
development within the unincorporated portions of Sutter County be required to have full 
urban services and that these services be provided by some entity other than the County. 

 
1b. Lands within the spheres of influence of Yuba City and Live Oak will ultimately be annexed 

to those jurisdictions at some point in the future. Therefore, land use planning within the 
spheres should be conducted by each respective city in cooperation with the County. 

 
1c. Various inconsistencies exist in the unincorporated County between zoning and General Plan 

land use designations that will require resolution within a reasonable period of time 
following adoption of the General Plan. 

 
Goal 
 
1.A To promote the efficient use of lands within the County to preserve and enhance the quality 

of life for existing and future residents of Sutter County. 
 
Policies 
 
1.A-1 Land use planning within the Yuba City and Live Oak spheres of influence will be 

conducted by each respective city.  Plans which affect unincorporated lands shall be 
prepared in cooperation with Sutter County and shall be subject to County approval. Sutter 
County shall work with Yuba City to establish a formal agreement for planning the 
unincorporated land within the sphere of influence within a reasonable time frame as 
determined by the Board of Supervisors. This agreement will include the date by which the 
City will begin the planning and comply fully with the items in Implementation Program 1.2. 

 
1.A-2 The County will review all development proposals within the spheres of influence for the 

cities of Yuba City and Live Oak for consistency with the design and development standards 
of each respective jurisdiction. 

 
1.A-3 The County does not support the establishment of new self-contained communities of 

urban/suburban density residential or mixed-use developments that are separated from 
existing cities and/or rural communities. 

 
1.A-4 The County shall ensure that the Zoning Code and Zoning Map for the County remain 

consistent with the General Plan. 
 
1.A-5 The County will allow expansion of existing non-conforming uses as provided for by the 

Zoning Code. 
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1.A-6 Once the County achieves general plan and zoning consistency on isolated parcels 

surrounded by agricultural land uses, it shall prohibit the redesignation of adjacent 
agricultural parcels until such time that urbanization/suburbanization become predominant in 
the immediate area. 

 
Implementation Programs 
 
1.1 The County shall review and revise, as necessary, its land use codes and the Zoning Code to 

accomplish the following purposes: 
 

· Ensure consistency with the General Plan in terms of zoning districts and 
development standards. 

· Ensure consistency with the General Plan Land Use Diagram and the zoning district 
maps. 

· Create new zoning districts to implement new general plan designations. 
 

This review should also include evaluation of current non-conforming use provisions to 
determine if revisions are needed. 

 
Responsibility: Board of Supervisors 

Planning Commission 
Community Services Department 

 
1.2 The County shall seek to establish formal agreements with the cities of Live Oak and Yuba 

City to ensure consistency with design and development standards. The agreements shall 
also include a review and approval process for land use designation changes for the 
unincorporated lands within the cities’ spheres of influence. The Board would like to 
consider requiring proposed development be contiguous to city development, where 
practical. If the County and Yuba City do not reach a formal agreement for planning of the 
unincorporated land within the sphere of influence in a reasonable time frame as determined 
by the Board of Supervisors, the County shall proceed with planning that area independently. 

 
Responsibility: Community Services Department 

County Administrative Office 
 

1.3 The County shall amend the Zoning Code to create a Public zoning district. This designation 
will be applied as appropriate to public lands and facilities. 

 
Responsibility: Community Services Department 

Board of Supervisors 
Planning Commission 

General Land Use (incorporated) 
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Findings 
 
1d. The General Plans of the two incorporated cities (Yuba City and Live Oak) generally support 

preservation of agricultural land and measures (e.g. planned unit development, "infill" 
development) to prevent urban sprawl. 

 
1e. The Sutter County Local Agency Formation Commission (LAFCO) last amended the Sphere 

of Influence (SOI) for Yuba City in 1990. The Live Oak SOI has not been amended since its 
original adoption in 1984. LAFCO has approved a number of annexations to each of the 
cities during and since that time.  

 
1f. Land within the Yuba City and Live Oak spheres of influence appears to be sufficient to 

meet the needs of each community based on growth projections for the next 20 years. 
 
Goal 
 
1.B  To facilitate orderly growth patterns. 
 
Policies 
 
1.B-1 The County shall encourage development in the cities of Yuba City and Live Oak and 

annexation of existing County islands within the cities. 
 
1.B-2 In the Yuba City area, the sphere of influence adopted as of April 25, 1990 shall serve as the 

boundary for urban development, particularly residential urban development. 
 
1.B-3 In the Live Oak area, the sphere of influence adopted as of  November 28, 1984 shall serve 

as the boundary for urban development, particularly residential urban development. 
 
1.B-4 The County shall not support expansion of the Yuba City sphere of influence to the north 

and south, except to facilitate the provision of services to school sites located contiguous to 
the current sphere boundary, to facilitate the provision of services to the Village Green and 
Dell-Wayne Estates mobile home parks, and to incorporate the proposed right-of-way 
alignment for the third bridge just south of Bogue Road.  Development should be directed to 
the west, away from the Feather River and the prime agricultural lands that run parallel to it. 

 
1.B-5 The County will discourage the modification or expansion of Yuba City’s and Live Oak’s 

current spheres of influence until substantial build out (e.g. 75%) has occurred within the 
existing spheres as adopted by LAFCO on April 25, 1990 and November 28, 1984, 
respectively. 

 
 
Residential Land 
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Finding 
 
1g. The random location of new residential development has the potential to create land use 

conflicts and, in most instances, make the provision of services more difficult. 
 
Goal 
 
1.C To eliminate the random location of new residential development.  
 
Policies 
 
1.C-1 The County shall direct  new urban and suburban residential development  to existing rural 

communities and within the spheres of influence of Yuba City and Live Oak where  adequate 
public facilities and services are available. 

 
1.C-2 The County shall limit new Estate Residential development to rural communities and 

unincorporated areas within the Yuba City sphere of influence. 
 
1.C-3 The County shall consider Ranchette development outside of the Yuba City and Live Oak 

sphere’s of influence if such development complies with established standards and criteria, 
subject to the approval of a General Plan Amendment. 

 
1.C-4 All new residential development shall conform to density ranges of the applicable land use 

designation(s). 
 
1.C-5 Any Ranchette proposal shall not result in the creation of more than four (4) total lots 

(including any designated remainder). Once a Ranchette designation is approved and the 
maximum four lots have been created on a specific piece of land, no further division of the 
subject land will be permitted until the County’s next Comprehensive General Plan Revision. 
In rare circumstances, an existing ranchette lot may be altered by lot line adjustment with 
adjacent properties to allow such adjacent properties to be divided as ranchette lots. “Rare 
Circumstances” refers to a situation where a variance would otherwise be required, access 
needs to be obtained, or such other similar situation as determined by the Board of 
Supervisors. 

 
1.C-6 Low Density Residential and Residential Estate designated parcels which do not meet the 

minimum acreage requirement, or exceed the maximum acreage requirement, as specified by 
the land use policies of the General Plan, may be adjusted by lot line adjustment pursuant to 
§66412(d) of the Government Code under the following conditions: 

 
a. For any adjustment involving parcels that do not meet the minimum parcel size as 

identified on the General Plan land use diagram, the size of the smallest resultant parcel 
shall not be smaller than the size of smallest parcel prior to the lot line adjustment; and 
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b. No parcel meeting the minimum parcel size as identified on the General Plan land use 
diagram shall be diminished to a size less than the minimum parcel size as identified on 
the land use diagram. 

 
Implementation Programs 
 
1.4 The County shall establish a process and criteria to allow Ranchette development.  At 

minimum, the process shall require a General Plan Amendment and a finding of substantial 
conformance with adopted standards and criteria.  The criteria and standards shall require 
that the proposed project be compatible with surrounding parcel sizes and uses, and that the 
proposed project will minimize conflicts with surrounding farming operations. 

 
Responsibility: Community Services Department 

 
1.5 The County shall amend the Zoning Code to create an additional zoning district consistent 

with the County's new Ranchette land use designation. 
 

Responsibility: Community Services Department 
 
Commercial and Industrial Land 
 
Finding 
 
1h. The designation of areas for commercial and industrial development in a variety of locations 

is necessary in order to provide adequate opportunities for new non-residential development. 
 
Goal 
 
1.D To designate adequate commercial and industrial land to provide convenient and valuable 

business areas and employment opportunities within Sutter County. 
 
Policies 
 
1.D-1 The County shall designate specific areas suitable for commercial and industrial 

development and reserve such lands in a range of parcel sizes to accommodate a variety of 
commercial and industrial uses. 

 
1.D-2 The County will discourage strip development, particularly along the Highway 20 corridor 

between the City of Yuba City and the east side of the Industrial area located southwest of 
the Community of Sutter. County actions will support retention of an agricultural atmosphere 
between Township Road and the Industrial area southwest of the Community of Sutter. 

 
Implementation Program 
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1.6 In conjunction with Implementation Program 1.2, the County shall encourage the City of 
Yuba City to implement a mixed use development pattern along the Highway 20 corridor 
between the City limits and the sphere of influence. 

 
Responsibility: Community Services Department, County Administrative Office 

 
Industrial Buffers 
 
Findings 
 
1i. In order to create an atmosphere where industrial development can thrive, industrial areas 

must be protected from encroachment by potentially incompatible land uses. 
 
1j. Buffers can be utilized in conjunction with other strategies to reduce land use conflicts and 

protect the integrity of the County’s industrially designated areas. 
 
Goal 
 
1.E To reduce the potential for conflicts between industrial land uses and surrounding uses 

which are sensitive to the impacts of industrial development. 
 
Policies 
 
1.E-1 New development that may be incompatible with adjacent uses shall be required to provide 

buffer zones consistent with County standards to reduce anticipated conflicts with existing 
and future land uses. 

 
1.E-2 The County shall maintain, where feasible, areas for expansion around existing industrial 

development and shall generally discourage the redesignation of industrial lands to uses not 
compatible with industrial development unless it is demonstrated that such changes will not 
impact existing or planned future development. 

 
1.E-3 The County encourages industrial uses to be developed in contiguous or generally 

consolidated areas to reduce the potential for conflicts with surrounding uses. 
 
Implementation Program 
 
1.7 The County shall develop buffer standards to be applied between industrial and residential 

land uses and commercial and residential land uses.  Standards shall require the new or 
expanding use to incorporate buffers (generally a combination of setbacks, landscaping and 
fencing) to reduce conflicts with existing land uses. 

 
Responsibility: Community Services Department 

 



  
Sutter County General Plan November 25, 1996 Land Use 
Policy Document 
 
 16 

Agricultural Land 
 
Finding 
 
1k. Urbanization and other land conversion often results in conflicts between agricultural and 

non-agricultural land uses. 
 
Goal 
 
1.F To minimize conflicts between agricultural and non-agricultural uses. 
 
Policies 
 
1.F-1 The County shall require that new development adjacent to agricultural areas be designed to 

minimize conflicts with adjacent agricultural uses. 
 
1.F-2 The County shall require that all lands set aside or utilized for mitigation of development in 

Sutter County or the Natomas Basin demonstrates that its creation and existence will not 
adversely impact existing and/or future planned agriculture or urban development. 

 
1.F-3 The County shall continue to implement its Right to Farm Ordinance. (Agricultural 

Operations Disclosure, Ordinance Code 1013, Chapter 1330 or its successor.) 
 
1.F-4 The County shall protect agricultural operations from conflicts with non-agricultural uses by 

requiring buffers between proposed non-agricultural uses and adjacent agricultural 
operations. 

 
Implementation Program 
 
1.8 The County shall develop a buffer program containing buffer design and maintenance 

guidelines that will be used to minimize conflicts between agricultural and non-agricultural 
uses.  The program should include, but not be limited to, the following: 

 
• Buffers should be physically and biologically designed to avoid conflicts between 

agricultural and non-agricultural uses. The biological design should ensure that the 
buffer does not provide a host environment for pests or carriers of disease which 
could potentially impact adjacent farming operations. 

• Buffers should be located on the parcel proposed for non-agricultural use. 
 

• Buffers should primarily consist of a physical separation (setback) between 
agricultural and non-agricultural uses. The appropriate width shall be determined on 
a site-by-site basis taking into account the type of existing agricultural uses, the 
nature of the proposed development, the natural features of the site, and any other 
factors that affect the specific situation. 
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• In addition to a physical separation, the following buffer options should be 

considered:  greenbelts/open space, park and recreation areas, roads, waterways, 
vegetative screens, and certified organic farms. These buffering options may be used 
in any combination to most effectively reduce conflicts arising from adjacent 
incompatible uses. 

 
• An ongoing maintenance program for the buffer which may include vector controls. 

 
• Policies indicating that buffer restrictions may be removed if all adjacent parcels 

have been irreversibly converted to non-agricultural uses. 
 

Responsibility: Community Services Department 
 
Open Space, Habitat, and Natural Resources 
 
Finding 
 
1l. Although a large portion of Sutter County is dedicated to agricultural production, the County 

also contains areas with significant biological resources and wildlife habitat. 
 
Goal 
 
1.G To preserve and protect open space and natural resources and reduce pollution. 
 
Policy 
 
1.G-1 The County shall encourage development projects to minimize their impacts to open space 

areas and wildlife habitats. 
 
Visual and Scenic Resources 
 
Finding 
 
1m. The visual quality of the natural and built environment contributes to the overall perception 

of a community. 
 
Goal 
 
1.H To preserve and protect the visual and scenic resources of the area. 
 
Policies 
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1.H-1 The County shall require that new development be designed to utilize vegetation for 
screening structures and parking areas. 

 
1.H-2 The County shall require that new development along Highway 20 incorporate design and 

development standards that protect views of the Sutter Buttes. 
 
1.H-3 The County shall require that design and development standards be applied to all industrial 

and commercial areas to improve the aesthetic appearance of those developments. 
 
Implementation Programs 
 
1.9 The County shall develop design standards and criteria to be applied to new development 

along the Highway 20 corridor to protect views of the Sutter Buttes. The standards shall 
include a combination of landscaping, screening of outdoor storage, building height 
limitations and setbacks to be incorporated into the Zoning Code. 

 
Responsibility: Community Services Department 

 
1.10 The County shall develop design and development standards to be applied to all industrial 

and commercial areas. These standards shall address landscaping requirements, screening of 
outdoor storage and architectural guidelines to be incorporated into the Zoning Code. 

 
Responsibility: Community Services Department 

 
Economic Development 
 
Findings 
 
1n. Sutter County is increasingly becoming a bedroom community for commuters who are 

employed outside the County in a variety of professional and related occupations. 
 
1o. Sutter County exhibits the characteristically high unemployment rate found in most rural 

agricultural jurisdictions. 
 
1p. Most of the job growth in Sutter County over the past decade has been associated with 

increases in population. This trend is expected to continue, with services, retail, local 
government and education employment growing at the fastest rate because of population 
increases. Manufacturing, wholesale and agriculture are expected to provide moderate 
growth. 

 
Goal 
 
1.I To preserve and promote a healthy and diverse economy to serve the needs of Sutter County 

residents.  
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Policies 
 
1.I-1 The County shall work to preserve and expand business and employment opportunities 

within Sutter County. 
 
1.I-2 The County shall support and facilitate, to the extent possible, implementation of the 

strategies identified within the Yuba-Sutter Overall Economic Development Plan (OEDP) 
and any other economic development plans accepted by the County. 

 
1.I-3 Recruitment efforts should attempt to focus on businesses and industries capable of creating  

a majority of positions that provide salaries above minimum wage.  
 
1.I-4 Economic development efforts should attempt to diversify the County’s economic base while 

 encouraging retention and expansion of existing businesses and industries. 
 
Implementation Programs 
 
1.11 The County will continue to pursue streamlining of the development review process to 

reduce the time necessary for review of new economic development proposals. 
 

Responsibility: Community Services Department, Yuba-Sutter EDC 
 
1.12 The County shall explore the feasibility and desirability of developing formal incentive 

packages that could be marketed to both existing and new businesses/industries. Incentives 
to be considered should include, but not be limited to: expedited permit processing, tax 
incentives and reduced development impact fees. Enhanced packages for businesses which 
document that the jobs they will retain or create consist of a majority of positions with 
salaries above minimum wage, should also be considered.  

 
Responsibility: County Administrative Office 

Yuba-Sutter EDC 
Assessor’s Office 
Community Services Department 

 
1.13 The County will monitor and pursue, as appropriate, state and federal grant opportunities to 

obtain funds for economic development activities and infrastructure improvements. 
 

Responsibility: Yuba-Sutter EDC, Community Services Department 
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 SECTION 2 
 
 TRANSPORTATION AND CIRCULATION 
 
 
The circulation element is a mandatory element of a general plan. It consists of the general location 
and extent of existing and proposed major thoroughfares, transportation routes, terminals and 
facilities, all correlated with the land use element of the plan [Government Code Section 65302(b)]. 
 
Topics addressed within this section include: 
 

- A Circulation Plan Diagram and Standards 
- Roadways and Vehicular Circulation 
- Transit 
- Non-motorized Transportation 
- Air Transportation 

 
Corresponding technical information related to goals, policies, implementation programs and 
findings within this section can be found in Chapter 4 of the Background Report. Additional 
technical data can also be found within the Environmental Impact Report (EIR) for the general plan. 
 
 
CIRCULATION PLAN DIAGRAM AND STANDARDS 
 
Table 4 identifies roadway improvements needed as determined by the traffic study in the General 
Plan EIR to accommodate build out of the Land Use Diagram. 
 
The Circulation Diagram for the County-wide General Plan (Figure 1) depicts the proposed 
circulation system for unincorporated Sutter County to support development under the Land Use 
Diagram. To support the diagram, a roadway classification system has been developed to guide 
Sutter County's long-range planning and programming. Roadways are classified in this system based 
on the linkages or connections they provide to other transportation facilities and their primary 
function or purpose. 
 
The Circulation Diagram, together with Table 5 identifies future freeways, expressways, arterials 
and collectors in Sutter County. All other roadways are classified as local streets. The general 
standards for right-of-way, planned travel lanes and future traffic volumes for each roadway class 
are shown on Table 6. The functional classification system recognizes differences in roadway 
functions and standards between urban and rural areas. The following paragraphs define the linkage 
and function provided by each class of roadway. 
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State Roadways 
 
Freeways and Expressways 
Freeways and expressways serve both inter-regional and intra-regional circulation needs. These 
facilities are typically accessed by collector or arterial roadways and have few or no at-grade 
crossings. These facilities have the highest carrying capacity with the maximum speed limits 
allowed by law.  
 
Regional Highways 
Regional highways are classified as Rural Arterials and are used as primary connectors between 
major traffic generators or as primary links to state and national highway networks. Such routes 
often have long sections through rural environments without traffic control interruptions. Speed 
limits often range between 35 and 55 m.p.h. 
 
Urban Roadways 
 
Urban Arterials 
Urban arterials provide intra-city circulation and connections to regional roadways. They are fed by 
both local and collector streets. Even though the principal function of these roadways is movement, 
occasionally they provide access to adjacent properties, especially in commercial areas. Speed limits 
on arterials often range from 35 to 45 m.p.h. 
 
Urban Collectors 
Urban collectors accumulate traffic from local roadways and distribute that traffic to roadways that 
are higher in the hierarchy of classification. Collectors also provide access to adjacent properties. 
These roads carry light to moderate traffic volumes with travel speeds ranging between 25 and 35 
m.p.h. 
 
Urban Local 
Urban local roads provide direct access to adjacent properties and are typically designed to 
discourage through-traffic. Urban local roads also provide access to collector roadways, carrying 
very low traffic volumes at low speeds, typically 25 m.p.h. These roads are not depicted on the 
Circulation Diagram. 
 
Rural Roadways 
 
Rural Arterial 
Rural arterials provide primary connections between rural areas and also distribute traffic between 
rural and urban areas. In addition, rural arterials provide considerable state-wide and interstate 
circulation. Speed limits often range from 35 to 55 m.p.h. 
 
Rural Collectors 
Rural collectors typically serve intra-county rather than regional or statewide circulation needs. 
Their primary function is to provide access to adjacent properties and connections between rural 
local roads and other roadways that are higher in the hierarchy of classification. Travel speeds on 
rural collectors often range between 25 and 45 m.p.h. 



  
Sutter County General Plan November 25, 1996 Transportation and Circulation 
Policy Document 
 22 

Rural Local 
Rural local roads provide access to adjacent properties and distribute traffic to rural collectors. They 
differ from their urban counterparts in design, cross-section and their location. These roads are not 
depicted on the Circulation Diagram. Travel speeds on rural local streets typically range from 25 to 
35 m.p.h. 
 
 
 TABLE 4 
 SUTTER COUNTY ROADWAY IMPROVEMENTS 
 

 
Facility 

 
Improvement * 

 
SR 20 
   Sutter Bypass - Humphrey Road 

 
 
Widen to four-lane expressway 

 
SR 99 
   Sacramento County Line - SR 70 
   SR 70 - Bogue Road 
   Bogue Road - SR 20 
   North of Eager Road - Butte County Line 

 
 
Widen to six-lane freeway 
Widen to four-lane expressway 
Widen to six lanes 
Widen to four lanes 

 
SR 70 
   SR 99 - Yuba County Line 

 
 
Widen to four-lane expressway 

 
Third Feather River Bridge 
   SR 99 - Yuba County Line 

 
 
Construct a two-lane, limited access facility 

 
SR 113 
   Yolo County Line - SR 99 

 
 
Widen to a four lane 

 
Garden Highway 
   Sankey Road - West Catlett Road 
   Yuba City Limits - SR 99 

 
 
Upgrade travel lanes and shoulders 
Upgrade to two lane urban roadway standards 

 
Howsley Road 
   SR 99 - Pleasant Grove Road 

 
 
Upgrade/widen to four or six lanes 

 
Lincoln Road 
   Jones Road - Walton Avenue 

 
 
Widen to two lanes plus a center turn lane 

 
Pleasant Grove Road 
   Sacramento County Line - Riego Road 
   Riego Road - Howsley Road 
   Howsley Road - Yuba County 

 
 
Realign to the west and provide four lanes 
Widen to four lanes, realign south of Howsley Road 
Widen to four lanes 

 
Riego Road 
   Garden Highway - Placer County Line 

 
 
Widen to four or six lanes depending on access 

 
Sankey Road 
   Garden Highway - SR 99/70 
   SR 99/70 - Placer County Line 

 
 
Widen to four or six lanes depending on access 
Widen to four or six lanes depending on access 

 
Walton Avenue 
   Franklin Road - Bridge Street (Yuba City) 

 
 
Widen to four lanes plus a center turn lane 

 Note: *  Improvements are based upon proposed land uses and 1995 SACOG regional population and 
employment forecasts for 2015.  Future roadway improvements may vary as new land uses and 
transportation facilities are developed. 
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Source: Fehr & Peers Associates, Inc., 1996 
 TABLE 5 
 FUTURE FUNCTIONAL CLASSIFICATIONS 

 
Classification 

 
Name 

 
Segment 

 
State 
     Freeway 

 
 
State Route 99 

 
 
Sacramento County Line to SR 70 
SR 20 to north of Eager Road 

 
     Expressway 

 
State Route 20 
State Route 70 
State Route 99 
 
State Route 113 

 
Sutter Bypass to Yuba City 
SR 99 to Yuba County Line 
SR 70 to SR 20 
North of Eager Road to Butte County Line 
Yolo County Line to SR 99 

 
     Rural Arterial 

 
State Route 20 

 
Sutter Bypass to Colusa County Line 

 
Urban 
     Arterials 

 
 
Butte House Road 
Franklin Road 
Garden Highway 
Howsley Road 
Lincoln Road 
Live Oak Boulevard 
Pleasant Grove Road 
Riego Road 
Sankey Road 
Walton Avenue 

 
 
Yuba City to Acacia Avenue 
SR 99 to El Margarita Road 
SR 99 to Yuba City 
SR 99 to Pleasant Grove Road 
Jones Road to Walton Avenue 
Yuba City Limit to Pease Road 
Sacramento County Line to Yuba County Line 
Garden Highway to Placer County Line 
Garden Highway to Pleasant Grove Road 
Bogue Road to Bridge Street 

 
     Collector 

 
Bogue Road 
Harter Road 
Hooper Road 
Pease Road 
Richland Road 
Tierra Buena Road 

 
Garden Highway to SR 99 
SR 20 to Butte House Road 
Colusa Frontage Road to Butte House Road 
Tierra Buena Road to Live Oak Boulevard 
Clark Avenue/Bunce Road to Walton Avenue 
Hooper Road to Pease Road 

 
Rural 
     Arterial  

 
 
Franklin Road 
Garden Highway 
George Washington 
Boulevard 
Larkin Road 
Lincoln Road 
Live Oak Boulevard 
Pennington Road 
Progress Road 
Reclamation Road 
Township Road 
Walton Avenue 

 
 
El Margarita Road to Acacia Avenue 
Sankey Road to West Catlett Road 
SR 113 to SR 20 
Eager Road to Live Oak City Limits 
Walton Avenue to west of Township Road 
Pease Road to SR 99 
Pennington to Live Oak City Limits 
McClatchy Road to Acme Road 
SR 113 to Acme Road 
Tudor Road to Butte County Line 
Oswald Road to Bogue Road 

 
     Collector 

 
Acacia Avenue 
Bear River Drive 
Bogue Road 
Broadway 
Catlett Road 

 
SR 20 to Butte House Road 
Placer County to Pleasant Grove Road 
SR 99 to Walton Avenue 
Nuestro Road to Clark Road 
Placer County Line to SR 99/70 
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El Margarita Road 
Howsley Road 
Nicolaus Avenue 
Oswald Road 
Pease Road 
Railroad Avenue 
Sankey Road 
Stewart Road 
Tierra Buena Road 
West Catlett Road 

Franklin Road to SR 20 
Pleasant Grove Road to Placer County Line 
Pleasant Grove Road to SR 99 
Railroad Avenue to Township Road 
Township Road to Tierra Buena Road 
Oswald Road to Bogue Road 
Pleasant Grove Road to Placer County Line 
Garden Highway to Walton Avenue 
Pease Road to Eager Road 
SR 70/99 to Garden Highway 
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 TABLE 6 
 
 GENERAL ROADWAY STANDARDS BY FUNCTIONAL CLASS 
 
 

 
Access Control 

 
 
 

Functional 
Classification 

 
Minimum 

Interchange/ 
Intersection 

Spacing 

 
 

Driveways 
Allowed 

 
 
 

LO
S 

 
 
 

Lanes 

 
 
 

ROW 

 
State Highways 
   Freeways 
   Expressways 
   Arterials 

 
 

1-2 miles 
1-2 miles 

 
 

none 
none 

limited 

 
 

per 
CM
P* 

 
 

 4-8 
 2-6 
 2-4 

 
 

180' - 240' 
100' - 210' 
100' - 140' 

 
Urban 
   Arterial 
   Collector 
   Local 

 
 

¼ mile 

 
 

limited/non-res 
non-res. 
All Uses 

 
 

D 
D 
D 

 
 

 2-6 
  2 
  2 

 
 

 72'-120' 
 60'-72 
 40'-60' 

 
Rural 
   Arterial 
   Collector 
   Local 

 
 

 
 

Limited 
All Uses 
All Uses 

 
 

D 
D 
D 

 
 

 2-4 
  2 
  2 

 
 

 60'-72' 
 40'-60' 
 40'-50' 

* CMP - Congestion Management Plan 
 
 
Roadways and Vehicular Circulation 
 
Findings 
 
2a. Regional travel north-south through Sutter County is limited to State Routes 70, 99 and 113. 

East-west travel is confined to State Route 20. A system of County roads with varying 
capacities interconnect this regional system. 

 
2b. Sutter County has identified Level of Service (LOS) “D” as the minimum acceptable 

standard. There are no roadways within Sutter County that are operating beyond capacity. 
Numerous segments of State Route 99 have been identified as operating at or near capacity. 

 
2c. According to projected travel demands, numerous State Routes and County roadways will 

exceed LOS “D” and will exceed design capacity by the year 2015. These identified 
roadways and intersections will require specific improvements in order to maintain the LOS 
at an acceptable level. 
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2d. There are a number of proposed improvements to the regional travel system that will require 

additional right-of-way. Right-of-way acquisition costs can be reduced by preserving these 
right-of-ways from up-zoning and development. 

 
2e. The primary regional improvement plan involving Sutter County is the proposed 

improvement of the State Route 70 corridor to freeway standards to connect Sacramento and 
Chico. The construction of a third bridge connecting Yuba City and Marysville is another 
regional improvement project of high priority. 

 
2f. Highway 99 functions as the main north/south corridor through Sutter County. This roadway 

is of critical importance since it accommodates large volumes of truck traffic and also 
connects Sutter County, Butte County and Chico to the Sacramento Metropolitan Area. 

 
2g. It is in the best interest of Sutter County that all local jurisdictions and transportation 

agencies work together on an ongoing basis to address regional transportation issues.  
 
Goal 
 
2.A To provide for the long-range planning and development of the County's roadway system 

and the safe and efficient movement of people and goods throughout Sutter County. 
 
Policies 
 
2.A-1 The County shall plan, design and regulate roadways in accordance with the functional 

classification system and circulation diagram contained within this section. The County shall 
require that road rights-of-way be wide enough to accommodate all necessary road 
improvements identified in Table 4 to handle forecasted travel volume(s) at or above adopted 
service level standards. 

 
2.A-2 All streets and roadways shall be dedicated and improved to the roadway design standards as 

generally defined in this section and the roadway design standards maintained by the Public 
Works Department. Exceptions may be necessary but should be kept to a minimum and shall 
be permitted only upon determination by the Public Works Director and Community 
Services Director that safe and adequate public access and circulation are preserved by such 
exceptions. 

 
2.A-3 Intersection spacing on roadways should be maximized. Driveway encroachment should be 

minimized. Access control restrictions for each class of roadway are specified on Table 6  
above. 

 
2.A-4 The County shall strive to develop and manage its roadway system to maintain a minimum 

Level of Service D (LOS D). 
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2.A-5 The County's level of service standards for the state highway system shall be those standards 
adopted in the Bi-County Congestion Management Plan. 

2.A-6 The County shall require all new development projects to analyze their contribution to 
increased traffic and to implement improvements necessary to address the increase. 

 
2.A-7 The County shall assess fees on new development sufficient to cover the costs of the 

project’s impact on the local and regional transportation system. (See Implementation 
Program 3.4) 

 
2.A-8 The cities and the County shall attempt to coordinate the establishment of future road 

alignments within the cities’ sphere of influence which would reserve the maximum right-of-
way as shown in Table 6, General Roadway Standards by Functional Class or as determined 
jointly by the cities and County. Future road alignments and extensions should consider 
build out of the sphere of influence, logical east-west and north-south roadway extensions 
and ultimate desired circulation patterns. 

 
2.A-9 The County shall maintain ongoing coordination with the Bi-County Transportation 

Commission, Caltrans, SACOG and other jurisdictions to address local and regional 
transportation issues. 

 
2.A-10 The County shall encourage and support projects that will improve traffic flows and safety 
 on Highway 99. 
 
2.A-11 The County shall support, as appropriate, major highway projects including Route 102 that 

 will improve traffic flows and safety within Sutter County. 
 
2.A-12 The County shall encourage the City of Yuba City and Caltrans to explore the feasibility of 

 synchronizing signalized intersections on Highway 20, Highway 99 and other main 
arterials to improve traffic flows. 

 
2.A-13 The County shall encourage, where feasible, the development of local roads parallel to State 

 Highways to reduce congestion and increase traffic safety on state facilities. 
 
Implementation Programs 
 
2.1 The County shall prepare and adopt a capital improvement program (CIP) that includes 

transportation improvements to achieve the adopted level of service standards.  The CIP will 
be updated annually and used to coordinate the review and approval of development 
proposals. 

 
Responsibility: Public Works Department 

Board of Supervisors 
 
2.2 The County shall prepare and adopt a traffic impact fee and allocation procedure to fund the 

improvements in the CIP. (See Implementation Program 3.4) 
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Responsibility: Public Works Department 

Board of Supervisors 
2.3 The County shall work with the Bi-County Transportation Commission, Caltrans, and other 

jurisdictions to review and monitor level of service standards in the Bi-County Congestion 
Management Program and to update those standards as appropriate. 

 
Responsibility: Public Works Department 

 
Transit 
 
Findings 
 
2h. Sutter County is currently served by the Yuba-Sutter Transit fixed route transit service that 

provides broad local coverage as well as commuter service to Sacramento. There is also a 
local demand-responsive service for elderly and disabled residents. 

 
2i. Sutter County currently has two railroad lines crossing portions of the County that can 

provide transport of agricultural goods and other materials. Limited passenger service is 
currently available in Marysville on the Southern Pacific line, however, this line is being 
proposed for commuter service in the future. No new rail lines are planned and several have 
been abandoned in the past. 

 
Goal 
 
2.B To promote a safe and efficient public transportation system, to reduce congestion, improve 

the environment, and provide viable non-automobile modes of transportation in and through 
Sutter County. 

 
Policies 
 
2.B-1 The County shall work with Yuba-Sutter Transit to plan and implement  appropriate transit 

services within the County. 
 
2.B-2 The County shall encourage Yuba-Sutter Transit to comment on development proposals to 

ensure that appropriate transit facilities are addressed. 
 
2.B-3 Where feasible, the County shall encourage the development of rideshare facilities within 

underutilized parking lots or new proposed parking areas. 
 
2.B-4 The County shall strongly encourage expansion of freight and passenger rail service and 

facilities within Sutter County. 
 
2.B-5 Protection and enhancement of existing rail facilities shall be encouraged. In instances where 

rail lines are considered for abandonment, efforts should be made to convert these corridors 
into bike-pedestrian paths or other similar uses. 
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Implementation Programs 
 
2.4 The County shall work with Yuba-Sutter Transit in periodically reviewing and updating the 

transit plan for the County. 
 

Responsibility: Public Works Department 
 
2.5 The County shall cooperate with Yuba-Sutter Transit as they identify potential locations for 

rideshare facilities. 
 

Responsibility: Community Services Department 
 
Non-motorized Transportation 
 
Finding 
 
2j. Existing bikeway facilities within Sutter County are limited. Full implementation of the 

Yuba-Sutter Bikeway Master Plan could result in the addition of 210.10 miles (338.10 
Kilometers) of bikeway facilities within Sutter County. 

 
Goal 
 
2.C To provide a comprehensive system of facilities for non-motorized transportation. 
 
Policies 
 
2.C-1 The County shall work toward developing a comprehensive and safe system of bicycle 

routes that will serve both commuter and recreational cyclists through ongoing 
implementation of the Yuba-Sutter Bikeway Master Plan to the extent feasible and where 
funding is available. 

 
2.C-2 The County shall continually attempt to identify and pursue available sources of funding for 

the planning, development and improvement of bikeways. 
 
Implementation Programs 
 
2.6 The County shall consider all new development projects in relation to proposed 

improvements identified within the Yuba-Sutter Bikeway Master Plan and facilitate the 
development of identified improvements through project specific requirements. 

 
Responsibility: Community Services Department 
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2.7 The County shall participate as appropriate in the development of multi-jurisdictional 
funding applications for regional bikeways. 

 
Responsibility: Community Services Department 

Public Works Department 
Air Transportation 
 
Goal 
 
2.D To promote the maintenance and improvement of general and agricultural aviation facilities 

within the parameters of compatible surrounding land use. 
 
Policies 
 
2.D-1 The County shall protect public and private airports from conflicting land use patterns to the 

extent practicable. 
 
2.D-2 The County shall support the continued use of the Sutter County Airport as a general 

aviation facility. 
 
Implementation Program 
 
2.8 The County shall strive to provide the necessary maintenance of the Sutter County Airport to 

support its continued use as a general aviation facility. 
 

Responsibility: Public Works Department 
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Figure 1 
 
 Circulation Diagram (insert) 
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3.3 The County shall require development applications for all new urban and suburban projects 
to include proof of the entity or mechanism to be used for all public facilities and services. 

 
Responsibility: Community Services Department 

Public Works Department 
 
3.4 The County shall review its existing service and facility standards and modify them if 

necessary to become more specific. Service and facility standards shall be prepared in 
conformance with the parameters identified below and adopted by resolution.  

 
Service and facility standards should be clearly written and contain the following elements: 

 
• A description of the facility or service being addressed 
• An amount or level of service definition 
• Clearly defined factors or variables used to calculate the facility demand 
• A definition identifying what type of development generates a demand for each 

facility 
• A definition describing how the facility will be analyzed 
• A timing component for each facility performance standard  
• Implementation guidelines  

 
At minimum, specific standards should be prepared for the following: 

 
Public Landscaping     Park and Recreational Facilities 
Libraries      Drainage 
County General Government    Fire Protection 
Courts and Criminal Justice    Law Enforcement 
Health and Social Services    Roads 

 
As part of this process, the County will also consider the feasibility and desirability of 
creating unique standards for development within the rural communities and new 
commercial and industrial areas. The County shall establish or modify its development 
impact fees to fund the desired levels of service. 

 
Responsibility: Community Services Department 

Public Works Department 
 
Water Supply and Delivery 
 
Findings 
 
3b. Long-term maintenance of groundwater resources requires that a significant portion of water 

for agricultural and urban uses be provided through surface water supplies. 
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3c. Sutter County has a  long-term interest in protecting existing local water rights, promoting  
the development of new local water supplies, and discouraging transfer/export sales. 

 
3d. Three of the four large Public Water Supply Systems reviewed have groundwater as their 

primary source. 
 
3e. At the present time, adequate groundwater and surface water is available to meet future 

demand requirements. 
 
3f. Existing water treatment and distribution systems are adequate for near-term demand 

requirements. 
 
3g. Future development will likely require additional water treatment, distribution, and storage 

facilities. 
 
3h. Portions of the County are affected by groundwater contamination problems. Some of the 

water quality problems are naturally occurring, while others have resulted from human 
activity; i.e., application of agriculture chemicals, improper or high density septic system 
installation, and wells that are not constructed or abandoned properly, or are poorly 
maintained. 

 
3i. Additional groundwater studies will be necessary to accurately identify the limits of 

contamination. 
 
3j. Developed areas with nitrate contamination problems will need a comprehensive 

remediation/protection strategy to maintain public health and to protect groundwater   
resources. 

 
Goal 
 
3.B To ensure the availability of an adequate and safe water supply for County residents and 

other end users of water in the County. 
 
Policies 
 
3.B-1 The County shall require proponents of new development to demonstrate the availability of a 

long term reliable water supply. The County shall require written certification from the 
service provider that either existing services are available or needed improvements will be 
made prior to occupancy. 
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3.B-2 The County shall approve new development based on the following guidelines for water 
supply: 

 
A. Urban and suburban development should rely on public water systems. In cases of 

existing lots where a public water system does not exist, or is not within 200 feet of 
the property, individual wells may be permitted. 

 
B. Rural communities should rely on public water systems. In cases where no public 

water system exists, or is not within 200 feet of the property, individual wells may be 
permitted for infill development. The creation of new lots shall require a public water 
system (except for lands designated AG-RC). 

 
C. Agricultural areas may rely on individual water wells. 

 
3.B-3 The County shall require that public water supplies serving new development meet state 

water quality standards. 
 
3.B-4 The County shall require that new individual wells meet County well construction and water 

quality standards. 
 
3.B-5 The County encourages the protection of existing water rights of agencies and water 

providers within Sutter County. Out of area transfers should be discouraged if they could 
result in long-term losses in supply. 

 
3.B-6 The County supports and encourages the creation of new water projects in appropriate 

locations that increase water supplies for urban, suburban and agricultural water users in 
Sutter County. 

 
3.B-7 The County encourages the expansion of surface water distribution facilities to meet the 

needs of agricultural users. 
 
3.B-8 The County encourages all local water districts with groundwater basins in their jurisdictions 

or multiple districts in one basin to prepare Groundwater Management Plans in accordance 
with AB 3030 legislation. 

 
Implementation Programs 
 
3.5 When areas of groundwater contamination are identified, the County shall develop plans and 

procedures to limit further contamination and to protect the public's health. 
 

Responsibility: Community Services Department  
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3.6 The County shall review and revise as necessary, the County's well ordinance and 
development standards, to assure safe and sanitary water standards for wells. 

 
Responsibility: Community Services Department  

 
3.7 The County will respond as appropriate to requests from local water districts or the Nor Cal 

Water Association to help address existing regulations or proposed/pending legislation 
which affect Sutter County. 

 
Responsibility: Community Services Department 

 
Sewage Collection, Treatment and Disposal 
 
Findings 
 
3k. In general, existing community wastewater collection, treatment, and disposal systems in the 

County are capable of meeting the existing regulatory and service demands. 
 
3l. Future development, even on septic systems which rely on Yuba City’s treatment plant for 

the disposal of solids, will likely trigger a need for additional wastewater collection and 
treatment facilities. 

 
3m. In general, the valley area that comprises most of Sutter County is not considered conducive 

to on-site sewage disposal. This is due to a number of factors including shallow soil and 
groundwater conditions and poor soil permeability. Additional urban or suburban growth in 
the unincorporated areas of the County should be supported by community wastewater 
treatment facilities. 

 
3n. Water quality information for the communities of Sutter, Tierra Buena, and the Yuba City 

Urban Area indicates that moderate density use of septic systems can result in groundwater 
contamination. Community wastewater systems should be provided to these areas to protect 
public health and ensure continued use of  developed properties. 

 
3o. Areas outside the urban areas and rural communities will continue to rely on the use of on-

site sewage disposal systems. 
 
Goal 
 
3.C To provide adequate wastewater collection and treatment and the safe disposal, including 

sludge and septage. 
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Policies 
 
3.C-1 New land divisions shall be required to comply with the following guidelines for wastewater 

systems. 
 

A. Urban and suburban development within the Yuba City sphere of influence shall rely 
on public wastewater systems. 

 
B. Lands designated as agricultural and ranchette may rely on individual sewage 

disposal systems. 
 

C. Within existing rural communities and agricultural lands, all new lots shall meet 
State Guidelines for Wastewater Disposal from Land Development, published by the 
Central Valley Regional Water Quality Control Board. In addition, developers and/or 
property owners shall enter into an agreement with Sutter County stipulating that 
each property and future subdivided parcels shall be required to connect to a public 
sewer system once the sewer line that would serve that property is within 200 feet of 
the property line. 

 
3.C-2 The County shall permit on-site sewage treatment and disposal on existing lots in rural 

communities and on lands designated for agriculture where all current sewage disposal 
standards and regulations can be met and where parcels have the area, soils, and other 
characteristics that permit such disposal facilities without threatening surface or groundwater 
quality or posing any other health hazards. 

 
3.C-3 The County may permit on-site sewage treatment and disposal on existing lots in areas 

designated for suburban/urban development if no public wastewater system is available to 
serve the project. In cases where public systems are not available, design provisions will be 
required and projects will be conditioned to connect to a public system at such time it 
becomes available per UPC and/or county ordinance. Additionally, it shall be demonstrated 
that other suitable alternative systems have been considered and documented to be infeasible 
prior to using a standard septic tank and leachfield system. 

 
3.C-4 The County shall continue the use of current scientifically based criteria in the review and 

approval of septic tank leach field systems for rural development. 
 
3.C-5 The County will consider permitting alternative sewage disposal systems that have been 

approved by the Regional Water Quality Control Board with emphasis on reduction or 
elimination of any groundwater contamination that may otherwise occur from the use of 
conventional septic systems. 

 
 
 
 




