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1. INTRODUCTION AND SCOPE OF EIR 

 
 
 
Introduction 
 
This Draft Environmental Impact Report (Draft EIR) was prepared in accordance with 
the California Environmental Quality Act of 1970 (CEQA) as amended.  This EIR is 
intended to serve the City of Wheatland or lead agencies concerning the approval and 
implementation of the Wheatland General Plan Update, and the Yuba County LAFCO in 
its action as a responsible agency for the related proposed annexation request.  As 
required by Section 15121 of the CEQA Guidelines, this EIR will (a) inform public 
agency decision-makers, and the public generally, of the significant environmental effect 
of a project, (b) identify possible ways to minimize the significant effects, and (c) 
describe reasonable alternatives to the project.  This EIR also discloses significant 
environmental impacts that may not be avoided; growth inducing impacts; effects not 
found to be significant; and significant cumulative impacts of all past, present and 
reasonably anticipated future projects. This EIR is an information document used in local 
planning and the decision-making process. It is not the purpose of this EIR to either 
recommend approval or denial of the project; or to present political or social reasons for 
project approval or denial.  
 
Project Location and Setting 
 
Wheatland is located in the Sacramento Valley along State Highway 65 in Yuba County. 
The existing City limits are located approximately one mile north of the Bear River and 
the tri-county boundary of Sutter, Placer and Yuba Counties. Marysville (the County 
seat) and Yuba City, which are both about twelve miles to the north of Wheatland, are the 
closest cities of significant size. Sacramento is approximately forty miles to the south and 
Beale Air Force Base is located eight miles to the northeast. Wheatland is also the 
gateway city to Camp Far West, a recreation area of regional significance. From the 
City’s nineteenth century agrarian roots to the community of today, Wheatland has 
remained valued by its residents for its small town atmosphere and rural setting.  
 
Background 
 
The background section of the introductory chapter includes information on current and 
passed policy documents pertaining to the General Plan Update. These policy documents 
include the 1980 General Plan, the 1986 Updated Land Use Element, the 1986 
Transportation and Circulation Element, and the 2004 Housing Element Update. 
 
1980 General Plan  
 
The City of Wheatland’s City Council adopted the second comprehensive general plan in 
the City’s history in December 1980.  Preparation of the 1980 General Plan was guided 
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by an eight-member Wheatland General Plan Committee, with technical planning and 
funding assistance from the Sacramento Regional Area Planning Commission (SRAPC).  
The City updated its first general plan (adopted in 1971).  The 1980 Plan was divided 
into five major sections: Introduction; Background; Elements of the Plan; 
Implementation; and Appendices.  The bulk of the document was devoted to the 
Elements of the Plan, which consisted of 16 separate elements, as follows: 
 

• Land Use 
• Transportation and Circulation 
• Housing 
• Open-Space 
• Conservation 
• Parks and Outdoor Recreation 
• Noise 
• Seismic Safety 
• General Safety 
• Water and Waste Management 
• Water Quality 
• Fire Protection 
• Public Schools 
• Public Facilities and Grounds 
• Employment and Economic Development 
• Government and Administration 

 
All except the first three of these elements remain in effect.  The Land Use Element was 
replaced by the 1986 Land Use Element, the Circulation Element was replaced by the 
1986 Circulation Element, and the 1992 Housing Element was replaced by the 2004 
Housing Element Update. These elements are described later in this section. 
 
1986 Updated Land Use Element 
 
In October 1986 the City Council adopted the Land Use Element and Environmental 
Impact Report, which updated the land use element from the City’s 1980 General Plan.  
As with the 1980 General Plan, the 1986 Land Use Element included a set of ten basic 
assumptions around which the element were developed.  Table 1-6 of the General Plan 
Background Report (GPBR) shows these assumptions, which in most cases simply 
modified the assumptions of the 1980 General Plan. 
 
1986 Land Use Element Goals and Implementation Strategies 
 
The policy content of the 1986 Land Use Element was presented as a series of nine goals, 
each of which is followed by a set of implementation strategies stating the City of 
Wheatland’s formally adopted policy concerning a range of land-use related issues. 
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1986 Land Use Element Map and Land Use Categories 
 
The General Plan Land Use Element Map was adopted as part of the 1986 Land Use 
Element, distributing allowable land uses and densities for future development.  The Land 
Use Map, which was last revised in September 1990, shows ten land use designations.  
 
In areas with existing development, the designations shown on the Land Use Element 
Map (1986) are largely reflective of existing use patterns, while designations for vacant 
land were influenced by their proximity to the existing and future circulation network.  
Commercial designations were shown for the downtown area and along State Route 65.  
In addition to existing industrial uses, future industrial uses were planned for the west 
side of State Route 65 at the north end of town.  The Map designated Suburban 
Residential uses in the area just outside of the City limits west of town on the north side 
of Wheatland Road.  Low Density Residential uses were designated in the peripheral 
parts of the town on all sides.  Other designations (Medium and High Density 
Residential, Public, and Parks) were scattered throughout the City, while Agricultural 
designations surrounded the town on all sides. 
 
Table 1-8 of the GPBR shows how the respective acreage within each designation shown 
on the Land Use Map as well as the percentage of the existing city area covered by each 
as of January 1996.  As the table indicates, approximately two-thirds of the land within 
the City limits is designated for residential development, almost all of which is set aside 
for low-density uses. 
 
1986 Transportation and Circulation Element 
 
The 1986 Transportation and Circulation Element, which was adopted in August 1986, 
replaced the Transportation and Circulation Element from the 1980 General Plan.  The 
Element describes the existing movement of people and goods and seeks to provide for 
future conditions.  It recognizes the interdependence of automobile, rail, bicycle, and 
pedestrian circulation systems, and relates them to the needs of the other General Plan 
elements.   
 
The stated purpose of the Transportation and Circulation Element suggested ways to 
maximize effective use of the resources of the City's circulation system by anticipating 
the consequences of development decisions. Accordingly, the Element affords a high 
level of flexibility in terms of its policy statements to provide a means for a continuing 
balance between land use patterns and the movement of people and goods. 
 
1990 Specific Plan 
 
In the early 1990’s, increasing development pressure in and around Wheatland prompted 
to the City to consider several limitations to the growth anticipated in the City’s General 
Plan, including the following: 
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• The City's sewage treatment plant was near capacity;  
 
• Drainage issues needed to be addressed in the northern half of the City if 

development were to proceed in an orderly fashion;  
 

• Issues of funding ongoing services to newly developed areas had to be reviewed; 
and  

 
• Adequate water supply and traffic circulation measures had to be implemented if 

Wheatland was to responsibly handle substantial additional growth within its 
existing City limits. 

 
In order to address these issues, the City determined that the most cost effective and 
expeditious approach would be to prepare a Specific Plan.  The 1990 Specific Plan covers 
most of the large vacant developable properties within roughly the northern half of the 
City, but does not take into consideration development of unincorporated land that might 
be appropriate for future annexation and development.  The decision to focus on the City 
limits was made in part because of the availability within City limits of a substantial 
amount of developable land.  The City was also concerned that any major expansions of 
the City's boundaries would require a new wastewater treatment plant and major new 
arterial roads.  The Specific Plan was adopted in 1990 and called for development of an 
additional 850 housing units, the vast majority of which were single-family units.    
 
2003 General Plan Amendment for Heritage Oaks Estates and Jones Ranch 
 
In 2003, the City approved a General Plan Amendment, annexation application request, 
and prezoning for the Jones Ranch and Heritage Oaks Estates projects proposed south of 
the City of Wheatland city limits. Prior to the approvals, the project sites were designated 
for agricultural uses. The General Plan Amendment established primarily urban 
designations for the project sites in order to accommodate the proposed uses. The Jones 
Ranch project involves the development of residential, commercial, park, and other uses 
on approximately 190.8 acres, and the Heritage Oaks Estates project involves the 
development of residential, commercial, park, and other uses on approximately 254 acres.  
 
2004 Housing Element Update 
 
The Housing Element Update, issued in December 2004, looks at the planning period of 
2000-2007. The update serves as a replacement for the 1992 Housing Element. The 
element looks at the status of current housing developments within and surrounding the 
City, as well as projections for the demands of future expansion. 
 
The element focuses on four primary goals: providing for the City’s regional share of 
new housing for all income groups, improving/conserving the supply of existing housing, 
meeting special housing needs and ensuring equal housing opportunities. 
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Project Description 
 
The project is an update of the current General Plan for Wheatland adopted in 1980. The 
major goals of the General Plan Update are to create a plan that will preserve and 
enhance the quality of life for Wheatland’s citizens, while providing for future growth 
and development for employment, housing, public facilities, and community resources.   
 
Purpose of the EIR 
 
As provided in the CEQA Guidelines Section 15021, public agencies are charged with 
the duty to avoid or minimize environmental damage where feasible.  The public agency 
has an obligation to balance a variety of public objectives, including economic, 
environmental, and social issues.  The EIR is an informational document that informs 
decision makers and the general public of the potential significant environmental effects 
of a proposed project.  An EIR must identify possible means to minimize the significant 
effects and describe a reasonable range of feasible alternatives to the project.  The City of 
Wheatland, as the lead agency for this project, is required to consider the information in 
the EIR along with any other available information in making its decision.  The basic 
requirements for an EIR include discussions of the environmental setting, environmental 
impacts, mitigation measures, alternatives, significant irreversible changes, growth-
inducing impacts and cumulative impacts. 
 
This document is considered a Program EIR as allowed by CEQA (Section 15168).  
CEQA requires the preparation of an EIR to discuss a series of actions, rather than an 
individual action, that can be characterized as one large project.  A Program EIR is 
considered advantageous for (a) its exhaustive consideration of effects and alternatives 
beyond the format typically set for an individual action, (b) its consideration of 
cumulative impacts, and (c) its broad effect on applicable policy during the early stages 
of the project, when the lead agency has more flexibility to deal with basic problems or 
cumulative impacts.  This Program EIR will identify broad impacts and identify 
mitigation measures that would need to be implemented with future tentative map 
applications. 
 
EIR Process 
 
This Draft EIR represents one component of the EIR process.  A Notice of Preparation 
(NOP) of a Draft EIR was prepared for the proposed project and circulated for a 30-day 
public review period from August 5 to September 5, 2005 (See Appendix A).  Comments 
provided by the public and public agencies in response to the NOP (see Appendix B) 
were received by the City of Wheatland and have been considered during the preparation 
of this Draft EIR, and are summarized later in this section.  This Draft EIR is being 
circulated for a 45-day public review period. 
 
Comments received during the public review period for the Draft EIR will be addressed 
in the Final Environmental Impact Report (Final EIR).  The Draft EIR and Final EIR will 
be reviewed by the Wheatland City Council for certification in accordance with CEQA 
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guidelines.  Written findings for significant effects, and, if applicable, a Statement of 
Overriding Considerations, will be prepared as part of the project approval process. 
 
Scope of the EIR 
 
Pursuant to the State CEQA Guidelines, the scope of this EIR includes specific issues and 
concerns identified as potentially significant.  Furthermore, CEQA (§ 15120) determines 
that: 
 

an EIR shall identify and focus on the significant environmental effects of the proposed 
project.  In assessing the impact of a proposed project on the environment, the lead 
agency should normally limit its examination to changes in the existing physical 
conditions in the affected area as they exist at the time the notice of preparation is 
published, or where no notice of preparation is published, at the time environmental 
analysis is commenced. 

 
Other environmental issues were determined in the Initial Study to result in no impact.  
The complete text of the Initial Study is contained in Appendix C. 
 
The City of Wheatland determined that the preparation of an EIR was appropriate due to 
potentially significant environmental impacts that could be caused by implementing the 
project.  This EIR evaluates the existing environmental resources in the vicinity of the 
project site, analyzes potential impacts on those resources due to the proposed project, 
evaluates project alternatives, and identifies mitigation measures that could avoid or 
reduce the magnitude of those impacts.  Resources identified for study in this DEIR 
include the following: 
 

• Aesthetics; 
• Agricultural resources; 
• Air quality; 
• Biological resources; 
• Cultural resources; 
• Geology and soils; 
• Hazards and hazardous materials; 
• Hydrology and water quality; 
• Land use and planning; 
• Mineral resources; 
• Noise;  
• Population and housing; 
• Public services; 
• Recreation; 
• Transportation and circulation; and 
• Utilities and service systems. 
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Comments Received on the Notice of Preparation 
 
The City of Wheatland received three (3) comment letters on the Notice of Preparation 
for the Wheatland General Plan Update.  A copy of each letter is provided in Appendix 
B. The letters were authored by local residents and representatives of state and local 
agencies: 
 
State and Local Agencies 
 

• De Terra, Bruce - California Department of Transportation 
 
Residents and Other Interested Parties 
 

• Unidentified speaker at NOP Meeting - Representative of Resident 
• Bear River Hop Farm - Representative of Resident 

 
The following list summarizes the concerns in these letters; they are categorized by issue: 
 

Land Use: Issues related to alternate development sites within city limits 
(c.f. Chapter 4.9). 
• Concerns related to the inconsistency of urban reserve in 

the records of the General Plan. 
• Concerns related to the current Land Use Diagram, and 

the designated commercial land adjacent to the Hop 
Farm. 

Population, Housing 
and Employment: 

Issues related to potential for ‘bedroom community’ (i.e. 
without central industry) and increased population (c.f. 
Chapter 4.12). 

Transportation  
and Circulation: 

Issues related to increased roadway use, and subsequent 
congestion and safety concerns; issues related to annexation 
of county roads; and issues related to deleting the SR 65 
bypass (c.f. Chapter 4.15). 
• Impacts related to the circulation portion of the Traffic 

Study.  
• Include discussion of alternate routes considered (SR 65 

Bypass), and the pros and cons of each.  
• Address environmental implications of the widening of 

SR 65 through Wheatland. 
• Evaluate the use of B Street as main thoroughfare. 
• Evaluate the relocation of UPRR right-of-way. 

Air Quality: Issues related to impact of increased traffic on air quality; and 
issues related to adjacent agricultural burning during harvest 
(c.f. Chapter 4.3). 
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Public Services Issues related to increased need for police and fire protection, 
and potential for crowded classrooms and recreational 
facilities (c.f. Chapter 4.13). 

Agricultural 
Resources:

Issues related to encroachment of residential development 
upon farmland; and issues related to loss of farmland (c.f. 
Chapter 4.9). 

Hydrology and  
Water Quality: 

Issues related to storm drainage and the potential for flooding; 
issues related to use of agricultural water tables for residential 
developments (c.f. Chapter 4.8). 
• Concern of possible runoff from Grasshopper Slough into 

Sohrakoff drain. 
• Potential for runoff to flow over to the east side of railroad 

tracks to the Baker Ranch and potentially flood. 
• Include in analysis Master Plans for water and drainage.  
• Evaluate effects of the southern UPRR/local street grade 

separation on hydrology impacts. 
• Include the effects of regional versus distributed 

retention/detention drainage basins. 
Cultural Resources: Issues related to surveying the project area for existing 

cultural resources (c.f. Chapter 4.5). 
Aesthetics: Issues related to the loss of rural surroundings and scenery 

(c.f. Chapter 4.1). 
• Evaluate effects of the southern UPRR/local street grade 

separation. 
Utilities and Service 
Systems:

Issues related to increased need for water utilities (c.f. Chapter 
4.16) 
• Include in analysis Master Plans for sewer treatment and 

collection 
Geology Impacts related to geology and soils  (c.f. Chapter 4.16) 

• Evaluate effects of the southern UPRR/local street grade 
separation. 

 
 
Organization of the EIR 
 
This Draft EIR is organized into the following sections: 
 
Chapter 1 – Introduction and Scope of EIR 
Provides an introduction and overview describing the intended use of the EIR and the 
review and certification process. 
 
Chapter 2 – Executive Summary 
Summarizes the elements of the project and the environmental impacts that would result 
from implementation of the proposed project, describes proposed mitigation measures 
and indicates the level of significance of impacts after mitigation.  Acknowledges 
alternatives that would reduce or avoid significant impacts.  
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Chapter 3 – Project Description 
Provides a detailed description of the proposed project, including its location, background 
information, project objectives, and project components. 
 
Chapter 4 – Environmental Setting, Impacts and Mitigation 
Contains a project-specific analysis of environmental issue areas.  The subsection for 
each environmental issue contains an introduction and description of the setting of the 
project site, identifies project-specific impacts and recommends appropriate mitigation 
measures.  Mitigation measures that apply to the project are included. 
 
Chapter 5 – Cumulative Impacts 
Provides a discussion and summary of the cumulative impacts that would result from the 
proposed project. 
 
Chapter 6 – Statutorily Required Sections 
Provides discussions required by CEQA regarding impacts that would result from the 
proposed project, including potential growth-inducing impacts and significant irreversible 
changes to the environment. 
 
Chapter 7 – Alternatives Analysis 
Describes the alternatives to the proposed project and their respective environmental 
effects. 
 
Chapter 8 – EIR Authors / Persons Consulted 
Lists report authors who provided technical assistance in the preparation and review of 
the EIR. 
 
Chapter 9 – References 
Provides bibliographic information for all references and resources cited. 
 
Appendices 
Includes the NOP, responses to the NOP, and the Initial Study. 
 
Technical Appendices 
The technical studies prepared to support the findings in this Draft EIR are bound 
separately and are available for review and copied upon request at Wheatland City Hall.  
The Technical Appendices include the Traffic Impact Analysis, Air Quality Analysis, 
Wastewater Report, Water Supply Analysis, Drainage Study, Geologic Hazards 
Evaluation, Archaeological Inventory Survey, Biological Resource Assessment, and 
Arborist Report. 

Chapter 1 – Introduction and Scope of EIR 
1 - 9 


