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Yuba County Board of Supervisors General Plan Update
Findings of Fact - DRAFT (10/1/09) Magnolia Ranch

October 13, 2009

YUBA COUNTY BOARD OF SUPERVISORS
FINDINGS OF FACT
FOR INCLUSION OF MAGNOLIA RANCH
IN THE GENERAL PLAN UPDATE

At a public hearing on August 25, 2009 the Yuba County Board of Supervisors (the "Board")
directed the Planning Department to consider the inclusion of the Magnolia Ranch project, a new
community proposed on approximately 1,000 acres east of Bradshaw Road, south of Ostrom
Road and north of South Beale Road, in the land use map recommended for the General Plan
Update. The Board believed that including Magnolia Ranch along with approximately 3,000
acres of new and expanded employment opportunities east of the Sports and Entertainment Zone
(the "Highway 65 Commercial Corridor") would greatly increase the County’s ability to attract
major new professional and industrial employers over the timeframe of the next General Plan.
While the Board acknowledges that job creation is highly dependent upon macro-economic
forces, the Board also recognizes that Yuba County can provide incentives for new businesses to
locate in the County, and must do so in order compete against other counties within the
Sacramento region for its share of new employment opportunities. If Magnolia Ranch were
excluded from the General Plan Update, the Board believed that fewer ready-to-build sites for
new professional and industrial employers would be created within the Yuba-Sutter Enterprise
Zone, thereby hindering the County’s economic development strategy.

By taking action to include Magnolia Ranch in the General Plan Update, the Board of
Supervisors hereby makes the following Findings of Fact:

1. Infrastructure Expansion and Extension - The Highway 65 Commercial Corridor
presently lacks the utilities and infrastructure needed to support the development of sites
for new retail, professional and industrial employment. Such infrastructure includes
improvements of county-wide benefit, such as a new interchange on Highway 65
(“regional infrastructure”), as well as water, sewer, drainage and road improvements
needed to serve new development (“backbone infrastructure”). In the Highway 65
Commercial Corridor, necessary regional infrastructure is estimated to cost
approximately $60,000,000, while backbone infrastructure is estimated to cost
approximately $187,000,000. Lack of available infrastructure was recognized as a major
weakness in the Yuba County 2009 Economic Development Strategic Plan. Magnolia
Ranch will contribute fair share funding toward the construction of regional
infrastructure, and will install backbone infrastructure to serve development south of
Ostrom Road and east of Forty Mile Road.

2. Development Cost Reduction - The inclusion of Magnolia Ranch can be expected to
reduce the cost burden of regional and backbone infrastructure for non-residential
development east of Forty Mile Road and South of Ostrom Road by approximately
$58,000,000 (or $20,000 per acre), thereby enhancing the economic competitiveness of
land designated for non-residential development in the General Plan. Without this cost
savings, many development possibilities in this area would not be feasible to construct.
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3. Near Term Development Opportunities — The development of the first phase of Magnolia
Ranch, planned to include 1800 residential units, will provide needed infrastructure in
county roads that presently lack urban services. Specifically, the developer will install
the following backbone infrastructure with reserve capacity to provide water, sewer and
drainage service for non-residential development east of 40 Mile Road and south of
Ostrom Road.

a. A sewer main in Forty Mile and Ostrom Roads.’

b. A water main in Forty Mile and Ostrom Roads.?

c. A drainage pipe system in Forty Mile and Ostrom Roads.

d. A water storage tank for fire suppression near Ostrom and Bradshaw Roads.

e. A regional detention basin on the east side of Bradshaw Road.
Depending upon the rate of absorption, between 25-40 acres of new commercial
development, 40-80 acres of heavy industrial development and 20-40 acres of new light
industrial development could be serviced within the first phase of development of
Magnolia Ranch. Development of these sites could yield from 320,000 to 520,000 square
feet of new retail uses, 400,000 to 800,000 square feet of heavy industrial and 260,000 to
520,000 square feet of light industrial construction. Development of these uses would
provide fiscal benefits to the County from sales and property tax revenue, and from the
indirect economic effects related to construction activity, and between 1,800 and 3,200
new permanent jobs.

4. Economic Independence - The heavy and light industrially-zoned areas could attract new
industries to Yuba County that are looking for relatively large sites to develop new
businesses related to the mission of Beale AFB and green technology, among other
potential enterprises. By providing professional employment opportunities in fields such
as engineering, high-technology and design, development in the Highway 65 Commercial
Corridor would assist the county to achieve its goal of economic independence.

5. Beale Air Force Base - Employing an estimated 5,200 people, Beale Air Force Base is
the largest employer in Yuba County and one of the largest employers in the region.
Employment at Beale is expected to grow by an additional 400 to 800 jobs with the roll-
out of the Global Hawk program. By locating new housing opportunities in close
proximity to Beale Air Force Base, the development of Magnolia Ranch would reduce
commuting and traffic congestion associated with this growing military and civilian
workforce and could provide an off-base gathering place for Air Force personnel.

6. Infrastructure Master Plan — During the County’s process of planning and environmental
review and in consultation with special districts and other service providers, Magnolia
Ranch consultants will prepare a technical master plan for sewer, water, traffic circulation
and storm drainage infrastructure to allow efficient service delivery within the entire
Highway 65 Commercial Corridor.

! Wastewater treatment service could either be provided by the California Water Company, as confirmed in a Letter
of Interest dated September 14, 2009 from Lee E. Seidel, or by the Olivehurst Public Utility District.
* The water line in Ostrom Road would extend approximately 1% miles west of phase 1.
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Technical Support - Magnolia Ranch will provide technical expertise to maximize
industrial development opportunities along the Union Pacific Railroad line east of
Highway 65. Consultants hired by Magnolia Ranch will coordinate with state agencies
and Union Pacific in the development of safety improvements needed to accommodate
development east of the railroad. The consultant hired by Magnolia Ranch will also
explore the potential for providing commuter rail service in Yuba County, as a potential
hub of future regional rail transit service.

Enterprise Zone - Development within the Highway 65 Commercial Corridor will take
advantage of one of the largest Enterprise Zones in California.

Landowner Coordination and Control - Magnolia Ranch will assist in the County’s
coordination of land planning and pre-development efforts in a specific plan process, by
expediting the dedication of land and right-of-way for public facilities and locating sites
for new commercial, industrial and professional uses.

Roadway Right-of-Way and Construction - Through coordination with surrounding
landowners, Magnolia Ranch will secure right-of-way for major roadway connections
and highway infrastructure needed to serve development east of Forty Mile Road.
Magnolia Ranch will improve Ostrom Road to four lanes between the Highway 65
interchange and Bradshaw Road and will improve Bradshaw Road to four lanes south of
Ostrom Road. Magnolia Ranch will also contribute fair share funding toward the
construction of major road improvements including grade-separated railroad crossings
and a new interchange on Highway 65.

Development Phasing - As a requirement of the Specific Plan, Magnolia Ranch would
agree to develop the project in phases, and to oversize certain backbone infrastructure
improvements in the first phase, in order to provide reserve capacity to develop ready-to-
build sites for new commercial, professional, heavy and light industrial development on
40 Mile and Ostrom Roads west of Magnolia Ranch. In addition to the first phase
infrastructure improvements described in (3) above and the roadway improvements
identified in (10) above, the first 3600 units of Magnolia Ranch would include the
following:

a. Development of a town center with 33+ acres of new retail opportunities.
Sites for a new fire station and sheriff sub-station.
A park and ride facility.
An elementary school site.
A middle school site.
A high school site.
A community park site.

N I S

Buffers - Areas planned for heavy industrial uses with the potential to produce impacts

related to odor, noise, dust, glare and other impacts will be located a sufficient distance
from sensitive areas (i.e., schools, residential and office/professional uses).
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Marketing - In coordination with the County’s Economic Development staff, the
developer of the Magnolia Ranch Project would actively market the development
potential of the Highway 65 Commercial Corridor in order to attract new businesses to
locate there. This marketing would include advertising in national magazines and the
internet, with a focus on businesses engaged in aerospace, manufacturing and the
research and development of new technology.

Avoiding Impacts to Agriculture - Property within Magnolia Ranch is not classified as
prime agricultural soil and would not be considered a significant loss of agricultural land
under Department of Conservation standards. Additionally, all residential development
would implement the County’s right-to-farm ordinance. No agricultural operator within
the Specific Plan would be required to cease agricultural operations prematurely.

. Public Safety - Development within the Highway 65 Commercial Corridor will not be

dependent upon levee improvements and will not be subject to wildfire risks.

Green Building - Neighborhoods within Magnolia Ranch would be planned and
developed using environmental best practices according to accepted green building
standards. Sustainable features could include:

Use of recycled and/or surface water for irrigation.

Compact development with mixed-use buildings in the town center.

Cool roofs and/or photovoltaic energy production.

Energy efficient features and design.

Smart grid technology.

Emphasis on walking, bicycling and electric vehicles.

Community shuttle service with connections to Beale AFB, the amphitheater and
other sports and entertainment venues.
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