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Mixed Commercial and Employment (red)

e}

Purpose: Large scale non-residential uses including but not limited to: retail,
personal services, office, business support services, light industrial and medical
services to be provided along Highway 65 & 70. This will move the County
toward a better balance of jobs with existing and planned residential
development in the Linda, East Linda Specific Plan (ELSP), and Olivehurst
areas.

Policy Approach: Develop implementable objectives and policies that will
encourage and support the mixed commercial and employment uses.

New or Expanded Employment (purple)
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Purpose: Incorporates the existing Sports & Entertainment (S&E) zone that was
approved through Measure R and the surrounding lands that front onto Highway
65 to create a comprehensive sports, entertainment, & employment district. This
district is anticipated to allow for a wide range of venues that provide a variety of
year-round entertainment activities for all ages. Uses may include: casino,
amphitheatre, cultural arts/performing arts venues, hotels, convention center,
fairgrounds, regional park facilities, sports complex, race tracks, rodeos, or
water/amusement parks with a variety of secondary supportive uses such as
shopping and restaurants. Portions of the District outside of the S&E zone could
also be dedicated to other non-retail and entertainment uses such as industrial,
office, medical, educational, research & development opportunities and
associated support services that could include retail uses, vacation rentals, and
employment housing.

Policy Approach: Development outside of the S&E zone would preferably occur
through approval of a Specific Plan or Master Plan for the entire New or
Expanded Employment District. Uses outside of the S&E zone will be compatible
with the S&E zone and not limit the ability for the S&E zone to develop a wide
variety of entertainment venues, including outdoor uses which may generate
noise, dust, light or other impacts.
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Sustainability Focus Area (pink)

o Purpose: The County would identify opportunities to encourage development of
vacant and underutilized properties within Linda, ELSP, Olivehurst, & Plumas
Lake/North Arboga Study Area (PLSP/NASA). Within the ELSP & PLSP/NASA
there are properties that have land use designations that will not be able to be
developed per the adopted specific plan for a variety of reasons (infrastructure,
access, current use of the property, etc...). Land uses in the pink focus areas
could range from multi-family housing, compact single-family housing, small
scale shops, office, civic uses, and other uses as appropriate for the specific
location.

o Policy Approach: The County will assess whether the existing uses of the
property should remain or if there are other land uses that would be more viable
and assist the specific plan area or community in being more sustainable
(balance of uses). When opportunities arise, the County will add additional
commercial or job generating uses, and consider modifications to the plans to
better reflect these principles. Consideration will also be given for existing non-
conforming uses and any discrepancies between the General Plan & Zoning
designations.

Smartsville Community Area (tan)

o Purpose: Residents in the Smartsville area have been discussing the possibility
of a mix of new development along Highway 20 that may include housing, small
scale retail, commercial services, tourism oriented uses, vineyards/wineries or
other niche agricultural uses and associated civic uses. The areas surrounding
the Smartsville core is intended to provide the small-farm and rural uses to
complement this vision.

o Policy Approach: A future planning effort would be used to develop a context-
sensitive sustainable community. The intensity of development and mix of uses
may not only rely on wastewater disposal capacity, but water availability, roads,
and other infrastructure. Although these changes may occur in the future the
current zoning will guide development until a community plan is completed.
Areas outside of the Smartsville core will likely be designated as agricultural/rural
residential and treated similar to other Agricultural/Rural Residential (A/RR)
lands.



General Plan Update: Vision, Goals and Strategies — Page 11 of 14

Valiey Growth Boundary (VGB)

o

Purpose of the Valley Growth Boundary (VGB): The VGB would be an officially
adopted and mapped line beyond which the County does not support
development for a specific period of time. Growth is supported inside the
boundary with utilities, services, and development supportive policies. Growth is
discouraged or prohibited outside the boundary. Growth boundaries typically
include enough land for development over a twenty (20) year period and are
typically reviewed about every five (5) years to ensure that adequate land
remains within the boundary. Some of the benefits of a VGB include: more
efficient use of funds for services including road maintenance, water & sewer
provisions, police & fire protection, schools and park facilities; protection of
natural resources and farmland; promotes urban and suburban revitalization,
stimulates development patterns that support walking, biking, & public transit;
and, helps eliminate leapfrog and piecemeal type developments by allowing for
comprehensive planning.

The VGB as shown in the attached exhibit includes the existing suburban and
urbanized communities of Linda, Olivehurst, Plumas Lake, the North Arboga
Study Area, and the Sports & Entertainment zone as well as new job generating
areas adjacent to Highway 70 and future growth areas identified as Planning
Reserve.

Policy Approach: Urban and suburban development shall only occur within the
VGB. The boundary shall be reviewed and if necessary updated every five
years, preferably at the same time as the housing element is updated. If the
Board of Supervisors finds that the existing boundary, including development
assumptions for the rural community boundaries, does not provide enough land
to accommodate growth through 2030, the boundary may be amended.

Rural Community Boundaries (RCB)

O

Purpose of Rural Community Boundaries (RCB): The RCBs identify existing
historical communities within the foothill areas of the County and allow for a long
term commitment to rural lifestyles and compatible agricultural uses. RCBs have
a defined edge to prevent further encroachment into important grazing lands,
deer corridors, oak woodlands, and/or valuable agricultural lands.
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o Policy Approach: The General Plan update will continue to recognize the existing
foothill community boundaries for the communities of Loma Rica, Browns Valley,
Oregon House, Dobbins, Rackerby, Brownsville, Challenge, Log Cabin, and
Camptonville. Continued development of five-acre parcels may be dependent on
the availability of water and adequate soil for waste disposal, adequate roads,
and ability to provide emergency services. RCBs should also provide a transition
between the community boundary and adjacent lands by retaining larger parcels
along the fringe of the boundary. Expansion of rural community boundaries to
allow for increased number of residents within the community will not be
permitted. Evaluation of the Spring Valley plan should be considered if
development still has not occurred when the current development agreement
expires in 2015. In the event that the Spring Valley Plan expires, this area should
be treated similar to the rest of Loma Rica, but may allow for some rural
commercial and other essential services adjacent to Highway 20.

Planning Reserve (hatched, blue)

o Purpose: To identify areas where growth may occur once existing growth areas
are at a point of being considered sustainably developed or cannot be further
developed due to State, Federal, or other development restrictions. These areas
are not likely to develop during the 2030 horizon. However, by identifying future
growth areas, the County will better be able to preserve important agricuitural
lands and other natural resource areas in perpetuity outside the growth boundary
as well as begin planning for extension of services and infrastructure within the
growth boundary.

o Policy Approach: Planning Reserve areas shall be developed through the
approval of a Specific Plan and address the following items:

i.  Shall demonstrate the need for the project as well as the positive
financial and social benefits afforded existing communities within the
County.

ii. Be inthe form of complete and integrated communities containing
housing, shops, work places, schools, parks and civic facilities
essential to the daily life of the residents; or,

iii.  Be an extension of an existing community, complementing and
improving the existing uses and services to create a more complete
community.
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iv.  The plan for a project shall be developed as a comprehensive plan for
an entire geographic area and not for an individual project unless
there is a unique employment generating use that can be both
compatible with agriculture and urban uses.

Area of Mutual Concern (hatched, black)

o Purpose: These areas are considered areas in which growth would have some
relationship/impact to either the City of Marysville or City of Wheatland.

o Policy Approach: Some level of cooperation/coordination should occur with
respective cities to ensure the best outcomes for the benefit of the County as a
whole. Policies shall be established in this General Plan or subsequently with
“mutual prosperity agreements” to outline how land use changes within these
areas will be processed and the appropriate type of coordination between the
County and impacted city will occur.

New Rural Center (green asterisk)

o Purpose: To create a distinctive sense of place, character, and vibrancy for every
community. We have received input from the residents living in various foothill
communities that they would be interested in identifying small scale services for
their community that would make them more sustainable but maintain rural
character.

o Policy Approach: Planning efforts would be initiated to develop each community’s
vision for a “rural center” and planning for how that can be achieved. This would
include locating what would be considered the “heart of the community” and
determining the needs and desires e.g. — community centers/parks, community
retail corridor, village center, etc.

Corridor Study Area (red line)

o Purpose: Promote existing growth areas as the engines of the economy by
focusing on existing primary corridors (McGowan, Lindhurst, North Beale, &
Olivehurst Avenue). At one time these corridors were vibrant areas that provided
a variety of essential services and jobs to the surrounding communities. These
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areas still have the potential to be economic engines and providers of essential
retail and related services to our residents.

Policy Approach: Planning efforts would be initiated to develop community
visions for each of these corridors followed by construction of necessary
infrastructure to revitalize these areas. Community Development staff has
already obtained grant funding to prepare a vision document for the North Beale
Road Corridor and is in the process of seeking funding for design and
construction of infrastructure consistent with the visioning document.

Beale Air Force Base (blue)

o}

Purpose: Beale occupies approximately 23,000 acres in the southeastern portion
of the County. Beale is a significant part of the regional economy and a
significant asset to Yuba County. Currently Beale employs 5,267 persons which
include 1,217 civilians. It is estimated that various missions at Beale result in an
additional 1,587 indirect jobs and the overall economic impact of the Base on the
region is approximately $451 million. In May of 2008 a Joint Land Use Study
(JLUS) funded by a grant from the Department of Defense was completed. A
JLUS is a collaborative planning effort between an active military installation
(Beale AFB) and the surrounding counties, cities, and affected agencies. The
goal of the JLUS was to reduce potential conflicts with Beale while
accommodating growth, sustaining the economic health of the region, and
protecting the public health and safety. The study provided a series of
recommendations for both the Base and surrounding jurisdictions to implement to
ensure that these goals would be met.

Policy Approach: Beale AFB will continue to be an important asset in the county’s
economy. We shall continue to have a strong collaborative partnership with
Beale and as appropriate adopt the recommendations of the JLUS. The JLUS
recommendations encompass twenty-one (21) subject matters and fifty-nine (59)
strategies many of which are already incorporated into our existing ordinances
and policies. The General Plan update will re-evaluate our existing policies to
ensure compliance with the JLUS recommendations as appropriate.
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