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1.0 INTRODUCTION and LIST OF 
COMMENTERS 

 
Introduction 
 
This Final Environmental Impact Report (FEIR) contains public and agency comments 
received during the public review period of the Wheatland General Plan Update Draft 
Environmental Impact Report (DEIR). This document has been prepared by the City of 
Wheatland in accordance with the California Environmental Quality Act (CEQA). 
 
Background 
 
A Notice of Preparation (NOP) for the DEIR was released June 28, 2005 for a 30-day 
review period. The comments received from the NOP were addressed in the Wheatland 
General Plan Update DEIR. The Wheatland General Plan Update DEIR is an 
informational document intended to disclose the environmental consequences of 
approving and implementing the Wheatland General Plan Update. All written comments 
regarding the project and received during the 45-day DEIR public review period 
(December 23, 2005 to February 6, 2006) are addressed in this FEIR.  
 
Summary of Text Changes 
 
Chapter 2, Revisions to the DEIR Text, identifies all changes to the DEIR. These changes 
are the result of either staff-initiated changes or in response to comments on the DEIR 
made by the public during the public review period.  The changes do not result in 
changes to the environmental analysis conducted in the EIR. 
 
Responses to Comments 
 
Responses to comments received on the DEIR during the public comment period are 
presented in Chapter 3, Comments and Responses. Each comment letter received has 
been numbered at the top and then bracketed to indicate how the letter has been divided 
into individual comments. Each comment is given a number with the letter number 
appearing first, followed by the comment number. For example, the first comment in 
Letter 1 would have the following format: 1-1. The bracketed letter precedes responses to 
the letter’s comments in Chapter 3 of the FEIR. 
 
List of Commenters 
 
Comments on the Draft EIR for the Wheatland General Plan Update were received 
during public comment period between December 23, 2005 and February 6, 2006.  
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2.0 REVISIONS to the DEIR TEXT 

 
 
 
Introduction 
 
This chapter presents all of the revisions made to the DEIR as a result of either staff-
initiated changes or in response to comments received. New text is double underlined and 
deleted text is struck through. Text changes are presented in the page order in which they 
appear in the DEIR.  The revisions identified below result in no changes to the 
environmental effects of the Wheatland General Plan Update as currently evaluated in the 
Wheatland General Plan Update Project DEIR. 
 
 
Text Changes  
 
NOTE: New text is double underlined; deleted text is struck through. 
 
2.0  EXECUTIVE SUMMARY 
 
A typographical error on Page 2-2, fourth paragraph, first sentence is hereby revised to 
read: 
 

The EIR concludes that the change in visual character of Wheatland doe 
due to implementation of the General Plan Update would be a significant 
impact because feasible mitigation measures to not exist to reduce the 
impact to a less-than-significant level. 

 
A typographical error in the text of Goal 1.C, which appears on pages 2-17, 2-27, 4.3-9 
and 4.3-20 is hereby revised to read: 
 

Goal 1.C To provide for now new residential development in planned 
neighborhoods to be developed in an orderly style and 
designed to promote walking, bicycling, and transit use.  

 
A typographical error in the text of Policy 1.C.4, which appears on pages 2-18, 2-29, 4.3-
9 and 4.3-20 is hereby revised to read: 
 

g.  Distribution and location of neighborhood commercial 
centers, parks, schools, child care centers, and other public-
and public and quasi-public facilities.  

 
In addition, Table 2-1 of the DEIR is hereby amended according to the revisions: 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
4.1 Aesthetics 

4.1-1 Development associated with the 
proposed General Plan Update would 
have substantial adverse impacts on 
scenic vistas and natural resources 
within the City of Wheatland.   

LTS Proposed General Plan Update 
Goal 1.J To maintain and enhance the quality of Wheatland’s major 

travel corridors, city entrances, landscape, and streetscape. 
 
Policy1.J.5.  The City shall promote efforts to improve the visual 

quality of entrances to Wheatland and to Downtown.   
 
Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.1. The City shall support the preservation and enhancement 

of natural landforms, natural vegetation, and natural 
resources as open space to the maximum extent feasible.   

 
Policy 8.D.4.  The City shall support the maintenance of open space and 

natural areas that are interconnected and of sufficient size 
to protect biodiversity, accommodate wildlife movement, 
and sustain ecosystems. 

 
Policy 8.D.5. The City shall encourage the development of natural open 

space areas in regional, community, and neighborhood 
parks. 

 
Policy 8.D.7. The City shall plan and establish natural open space 

parkland as a part of the overall City park system. 
 
Mitigation Measures 
None Required. 

N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
4.1-2 Development associated with the 

proposed General Plan Update would 
substantially damage scenic 
resources. 

 

LTS Proposed General Plan Update 
Goal 1.J To maintain and enhance the quality of Wheatland’s major 

travel corridors, city entrances, landscape, and streetscape 
 
Policy1.J.2.  The City shall encourage increased building setbacks and 

wider landscape areas along major corridors. 
 
Policy1.J.6. The City shall work with state highway officials 

concerning landscaping maintenance of state highway 
property. 

 
Goal 8.C  To preserve and protect the valuable vegetation resources 

of the Wheatland area. 
 
Policy 8.C.2. The City shall support the preservation of outstanding areas 

of natural vegetation, including, but not limited to, oak 
woodlands and riparian areas. 

 
Policy 8.C.3. The City shall require that new development preserve 

natural woodlands to the maximum extent possible. 
 
Policy 8.C.4. The City shall encourage the planting of native trees, 

shrubs, and grasslands in order to preserve the visual 
integrity of the landscape, provide habitat conditions 
suitable for native wildlife, and ensure that a maximum 
number and variety of well-adapted plants are maintained. 

 
Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 

N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
 
Policy 8.D.1. The City shall, where appropriate, permanently protect as 

open space areas of natural resource value, including 
wetlands preserves, riparian corridors, woodlands, and 
floodplains. 

 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible. 

 
Mitigation Measures 
None Required. 

4.1-3 Development associated with the 
proposed General Plan Update would 
not substantially degrade the existing 
visual character or quality of the City 
or its surroundings.  

 

S Proposed General Plan Update 
Goal 1.A  To grow in an orderly pattern consistent with economic, 

social and environmental needs, while preserving 
Wheatland’s small town character, and historic 
significance. 
 

Policy 1.A.1.  The City shall strive to preserve Wheatland’s traditional 
small-town qualities and historic heritage, while expanding 
its residential and employment base. 
 

Goal 1.B  To accommodate the housing needs of all income groups 
expected to reside in Wheatland. 

 
Policy 1.B.1. The City shall require residential project design to reflect 

and consider natural features, noise exposure of residents, 
visibility of structures, circulation, access, and the relation-

SU 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
ship of the project to surrounding uses.  Residential densi-
ties and lot patterns will be determined by these and other 
factors.   
 

Goal 1.E  To designate adequate commercial land for development of 
local and regional commercial uses compatible with 
surrounding land uses, that will meet the present and future 
needs of Wheatland residents and visitors, and enhance 
Wheatland’s economic vitality. 

 
Policy 1.E.6. The City shall require new commercial development to be 

designed to minimize the visual impact of parking areas on 
public roadways.   
 

Goal 1.J To maintain and enhance the quality of Wheatland’s major 
travel corridors, city entrances, landscape, and streetscape 
 

Policy1.J.1.  New development within major transportation corridors 
must comply with the following minimum building 
requirements: 

 
a. All outdoor storage of goods, materials, and 

equipment, and loading docks areas shall be screened 
from major roadways. 

b. Developments with multiple buildings should have a 
uniform design theme and sign program. 

c. Earth tones shall be used as the dominant color; colors 
such as white, black, blue, and red should be used as 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
accents.  Building surfaces should have color schemes 
that reduce their apparent size. 

d. Metal buildings will be allowed only with enhanced 
architectural and landscaping treatment (such as use of 
trim bands, wing walls, parapets, and reveals). 

e. All exterior elevations visible from major roadways 
should have architectural treatment to alleviate long 
void surfaces.  This can be accomplished through 
varying setbacks, breaking buildings into segments, 
pitched roof elements, columns, indentations, patios, 
and incorporating landscaping into architectural design 

Policy 1.J.2. The City shall encourage increased building setbacks and 
wider landscape areas along major corridors. 

 
Policy 1.J.3. The City shall require that all new development incorporate 

the planting of trees and other vegetation that extends the 
vegetation pattern of older adjacent neighborhoods into 
new development. 

 
Policy1.J.4.  As a condition of the approval of larger development 

projects, the City shall require establishment of funding 
mechanisms for the ongoing maintenance of street trees 
and landscape strips.  The City shall explore the potential 
for putting all new development in a master landscape and 
lighting district for maintenance of street trees and land-
scape strips. 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
Mitigation Measures 
None Feasible. 

4.1-4 Development associated with the 
proposed General Plan Update would 
create new sources of substantial 
light and glare that would adversely 
affect day or nighttime views in the 
City of Wheatland.  

 

LTS Proposed General Plan Update 
Goal 1.E  To designate adequate commercial land for development of 

local and regional commercial uses compatible with 
surrounding land uses, that will meet the present and future 
needs of Wheatland residents and visitors, and enhance 
Wheatland’s economic vitality. 
 

Policy 1.E.7. New commercial development adjacent to residential 
development shall provide buffers from noise, trespassing, 
lighting, or other annoyances, through methods such as 
landscaping or fencing. 

 
Mitigation Measures 
None Required. 

N/A 

4.2 Agricultural Resources 
4.2-1 Development associated with the 

proposed General Plan Update would 
convert Prime Farmland, Unique 
Farmland, and Farmland of Statewide 
Importance to non-agricultural use. 

 

S Proposed General Plan Update 
Goal 1.I  To maintain the productivity and minimize developments 

affects on agricultural lands surrounding Wheatland. 
 
Policy 1.I.1. The City shall discourage leapfrog development and 

development in peninsulas extending into agricultural 
lands to avoid adverse effects on agricultural operations.  

 
Policy 1.I.2. The City shall support the local agricultural economy by 

encouraging the location of agricultural support industries 
in the city, establishing and promoting marketing of local 
farm products, exploring economic incentives, and support 

SU 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
for continuing agricultural uses adjacent to the city, and 
providing its fair share of adequate housing to meet the 
needs of agricultural labor. 

 
Policy 1.I.3. The City shall promote good neighbor policy between 

residential property owners and adjacent farming opera-
tions by supporting the right of the farmers and ranchers to 
conduct agricultural operations in compliance with state 
laws. 

 
Mitigation Measures 
None Feasible. 

4.2-2 Development associated with the 
proposed General Plan Update would 
conflict with existing zoning for 
agricultural use. 

 

S Proposed General Plan Update 
Goal 1.A  To grow in an orderly pattern consistent with economic, 

social and environmental needs, while preserving 
Wheatland’s small town character, and historic 
significance. 
 

Policy 1.A.8.  The City shall establish a Memorandum of Understanding 
with Yuba County in order to maintain agricultural 
preservation zoning on farmland surrounding the city. 

 
Mitigation Measures 
None Feasible. 

SU 

4.2-3 Development associated with the 
proposed General Plan Update would 
not conflict with the Williamson Act 
contract. 

 

NI Proposed General Plan Update 
N/A 
 
Mitigation Measures 
None Required. 

N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
4.2-4 Development associated with the 

proposed General Plan Update would 
involve other changes in the existing 
environment, which could result in 
conversion of Farmland to non-
agricultural use.  

 

S Proposed General Plan Update 
Goal 1.H      To maintain land as Urban Reserve for consideration for 

future development. 
 
Policy 1.H.1. No urban development of Urban Reserve areas will be 

permitted without a General Plan amendment.  No General 
Plan amendment will be considered without an analysis 
that includes the factors listed in Policy 1.H.2. 

 
Policy 1.H.2. The City shall, when deemed necessary, consider the 

appropriateness of development of Urban Reserve lands 
based upon the following factors: 

 
a) Possible location and mix of land uses; 

 
b) Implications for overall community form and relation-

ship to the existing community and Downtown 
Wheatland; 
 

c) Flooding and drainage implications; 
 

d) Market feasibility of development in this area, 
including the expected rate of absorption; 
 

e) Availability of water supply; 
 

f) Consideration of circulation patterns and 
improvements; 
 

SU 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
g) Effect on and compatibility with existing City 

infrastructure (e.g., wastewater treatment plant); 
 

h) Implications of providing law enforcement and fire 
protection services; 
 

i) Potential impacts on sensitive biological resources; 
 

j) Noise contour implications of Beale Air Force Base. 
 
Mitigation Measures 
None Feasible. 

4.3 Air Quality 
4.3-1 Increased Potential for Air Quality 

Land Use Conflicts.  
 

PS Proposed General Plan Update  
Goal 1.C To provide for new now residential development in 

planned neighborhoods to be developed in an orderly style 
and designed to promote walking, bicycling, and transit 
use. 

 
Policy l.C.4. The City shall require that development plans for new 

residential neighborhoods address the following: 
 

a. The distribution, location, and extent of land uses, 
including standards for land use intensity. 

b. Compatibility of new development with adjacent 
existing and proposed development. 

c. Provision of a range of housing types to ensure 
socially and economically-integrated neighborhoods. 

d. Distribution and location of roadways, including 

LTS 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
design standards for and the precise alignment of 
arterial, collector, and local streets, and bikeways. 

e. Provisions for the extension of the existing city 
roadway system into new development areas. New 
development shall be linked to adjacent existing 
neighborhoods and planned neighborhoods by 
collector and local streets. 

f. Provisions for adequate schools and child care 
facilities. 

g. Distribution and location of neighborhood commercial 
centers, parks, schools, child care centers, and other 
public- and quasi-public facilities. 

h. Provisions for linking residential neighborhoods, 
parks, schools, Downtown, shopping areas, and 
employment centers through a system of pedestrian 
pathways, bicycle routes, and linear open-space 
corridors along sloughs, Dry Creek, and the Bear 
River. 

i. Provisions for development phasing to ensure orderly 
and contiguous development consistent with 
population projections of the General Plan, and Policy 
1.A.4. 

j. Provisions for minimizing conflicts between new 
development and agricultural uses. 

 
Goal 1.G To support development of employment uses to meet the 

present and future needs of Wheatland residents for jobs 
and to maintain Wheatland's economic vitality. 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
Policy l.G.2.    The City shall only approve new employment 

development that has adequate infrastructure and services. 
Employment development shall be required to provide 
sufficient buffering from residential areas to avoid impacts 
associated with noise, odors and the potential release of 
hazardous materials. 

 
Policy 1.G.7.  The City shall ensure that intensive industrial or 

manufacturing uses are located in areas compatible with 
adjacent use. 

 
Goal  1.I To maintain the productivity and  minimize developments 

affects on agricultural lands surrounding Wheatland. 
 
Policy 1.I.1. The City shall discourage leapfrog development and 

development in peninsulas extending into agricultural 
lands to avoid adverse effects on agricultural operations. 

 
Policy 1.I.2. The City shall require residential development within or 

adjacent to agricultural areas to provide a buffer in order to 
minimize conflicts with adjacent agricultural uses. 

 
Policy 1.I.4. The City shall promote good neighbor policy between 

residential property owners and adjacent fanning opera-
tions by supporting the right of farmers and ranchers to 
conduct agricultural operations in compliance with state 
laws. 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
Mitigation Measures 
4.3-1  Add to Policy I.C.4 the following: 

 
k. Provisions for minimizing the exposure of residences, 

schools, childcare facilities and other sensitive 
receptors to mobile source Toxic Air Contaminants 
from major traffic sources. 
 

l. The City shall consider the recommendations of the 
Air Quality and Land Use Handbook (April 2005) in 
reviewing new development projects.  

4.3-2 Changes in Local Carbon Monoxide 
Levels. 

 

LTS Proposed General Plan Update 
Goal 2A To provide for the long-range planning and development of 

the City's roadway system to ensure the safe and efficient 
movement of people and goods. 

 
Policy 2.A.2. The City shall develop and manage its roadway system to 

maintain LOS "C" or better on all roadways, except within 
one-quarter mile of state highways. In these areas, the City 
shall strive to maintain LOS " D" or better. 

 
Policy 2.A.3. The City shall identify economic, design and planning 

solutions to improve existing levels-of-service currently 
below the LOS specified above. Where physical mitigation 
is infeasible, the City shall consider developing programs 
that enhance alternative access or otherwise minimize 
travel demand. 

 
Policy 2.A.5. The City shall strive to meet the level of service standards 

N/A 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
through a balanced transportation system that provides 
alternatives to the automobile and by promoting pedestrian, 
bicycle, and transit connections between employment areas 
and major residential and commercial areas. 

 
Policy 2.A.6. The City shall require an analysis of the effects of traffic 

from proposed major development projects. Each such 
project shall construct or fund improvements necessary to 
mitigate the effects of traffic from the project. Such 
improvements may include a fair share of improvements 
that provide benefits to others. 

 
Policy 2.A.11.  The City shall ensure that highways and arterial streets 

within its jurisdiction provide for the efficient flow of 
traffic. Therefore, the following shall be undertaken: 

 
• Minimize the number of intersections along arterials. 
• Reduce curb cuts along arterials through the use of 

common access easements, backup lots and other 
design measures. 

• Provide grade separations at all major railroad 
crossings with arterials, except for an at-grade crossing 
of the major arterial in the north. 

• Extend arterials over waterways, railroads and through 
developed and undeveloped areas to provide for the 
continuous flow of through traffic and appropriate area 
access. 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
Mitigation Measures 
None Required. 

4.3-3 Construction activities associated 
with buildout of the General Plan 
Update study area. 

 

PS Proposed General Plan Update 
N/A 
 
Mitigation Measures 
4.3-3(a) Implement the FRAQMD Fugitive Dust Control Plan, 

which may be downloaded at 
http://www.fraqmd.org/PlanningTools.htm. 

 
• All grading operations on a project should be 

suspended when winds exceed 20 miles per hour or 
when winds carry dust beyond the property line 
despite implementation of all feasible dust control 
measures. 

• Construction sites shall be watered as directed by the 
Department of Public Works or Air Quality 
Management District and as necessary to prevent 
fugitive dust violations.  

• An operational water truck should be onsite at all 
times.  Apply water to control dust as needed to 
prevent visible emissions violations and offsite dust 
impacts. 

• Onsite dirt piles or other stockpiled particulate matter 
should be covered, wind breaks installed, and water 
and/or soil stabilizers employed to reduce wind blown 
dust emissions. Incorporate the use of approved non-
toxic soil stabilizers according to manufacturer’s 
specifications to all inactive construction areas.   

LTSSU 
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SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
• All transfer processes involving a free fall of soil or 

other particulate matter shall be operated in such a 
manner as to minimize the free fall distance and 
fugitive dust emissions. 

• Apply approved chemical soil stabilizers according to 
the manufacturers’ specifications, to all-inactive 
construction areas (previously graded areas that 
remain inactive for 96 hours) including unpaved roads 
and employee/equipment parking areas. 

• To prevent track-out, wheel washers should be 
installed where project vehicles and/or equipment exit 
onto paved streets from unpaved roads. Vehicles 
and/or equipment shall be washed prior to each trip. 
Alternatively, a gravel bed may be installed as 
appropriate at vehicle/equipment site exit points to 
effectively remove soil buildup on tires and tracks to 
prevent/diminish track-out. 

• Paved streets shall be swept frequently (water sweeper 
with reclaimed water recommended; wet broom) if soil 
material has been carried onto adjacent paved, public 
thoroughfares from the project site. 

• Provide temporary traffic control as needed during all 
phases of construction to improve traffic flow, as 
deemed appropriate by the Department of Public 
Works and/or Caltrans and to reduce vehicle dust 
emissions. An effective measure is to enforce vehicle 
traffic speeds at or below 15 mph. 

• Reduce traffic speeds on all unpaved surfaces to 15 
miles per hour or less and reduce unnecessary vehicle 
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Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
traffic by restricting access. Provide appropriate 
training, onsite enforcement, and signage. 

• Reestablish ground cover on the construction site as 
soon as possible and prior to final occupancy, through 
seeding and watering. 

• Disposal by Burning: Open burning is yet another 
source of fugitive gas and particulate emissions and 
shall be prohibited at the project site. No open 
burning of vegetative waste (natural plant growth 
wastes) or other legal or illegal burn materials (trash, 
demolition debris, et. al.) may be conducted at the 
project site. Vegetative wastes should be chipped or 
delivered to waste to energy facilities (permitted 
biomass facilities), mulched, composted, or used for 
firewood. It is unlawful to haul waste materials offsite 
for disposal by open burning. 

 
4.3-3(b) Prior to construction activities, the project applicant shall 

assemble a comprehensive inventory list (i.e. make, model, 
engine year, horsepower, emission rates) of all heavy-duty 
off-road (portable and mobile) equipment (50 horsepower 
and greater) that will be used an aggregate of 40 or more 
hours for the construction project and apply the following 
mitigation measure:. 

 
4.3-3(c) Prior to construction activities, the project applicant shall 

provide a plan for approval by FRAQMD demonstrating 
that the heavy-duty (equal to or greater than 50 
horsepower) off-road equipment to be used in the 
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construction project, including owned, leased and 
subcontractor vehicles, will achieve a project wide fleet-
average 20 percent NOx reduction and 45 percent 
particulate reduction compared to the most recent CARB 
fleet average at time of construction. A Construction 
Mitigation Calculator (MS Excel) may be downloaded 
from the SMAQMD web site to perform the fleet average 
evaluation http://www.airquality.org/ceqa/index.shtml. 

 
4.3-3(d) During construction, the project contractor shall regulate 

construction equipment exhaust emissions, as to not exceed 
FRAQMD Regulation III, Rule 3.0, Visible Emissions 
limitations (40 percent opacity or Ringelmann 2.0). 
Operators of vehicles and equipment found to exceed 
opacity limits shall take action to repair the equipment 
within 72 hours or remove the equipment from service. 
Failure to comply may result in a Notice of Violation. 

 
4.3-3(e) During construction, the project contractor shall be 

responsible to ensure that all construction equipment is 
properly tuned and maintained.  

 
4.3-3(f) During construction, the project contractor shall regulate 

construction vehicles to minimize idling time to 10 minutes.  
 
4.3-3(g) During construction, the project contractor shall ensure 

that an operational water truck is onsite at all times.  
Apply water to control dust as needed to prevent dust 
impacts offsite. 
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4.3-3(h) During construction, the project contractor shall utilize 

existing power sources (e.g., power poles) or clean fuel 
generators rather than temporary power generators. 

 
4.3-3(i) During construction, the project contractor shall develop a 

traffic plan to minimize traffic flow interference from 
construction activities.  The plan may include advance 
public notice of routing, use of public transportation, and 
satellite parking areas with a shuttle service. Schedule 
operations affecting traffic for off-peak hours. Minimize 
obstruction of through-traffic lanes. Provide a flag person 
to guide traffic properly and ensure safety at construction 
sites. 

 
4.3-3(j) During construction, the project contractor shall ensure 

that no open burning of removed vegetation occurs during 
infrastructure improvements.  Vegetative material should 
be chipped or delivered to waste to energy facilities. 

 
4.3-3(k) Portable engines and portable engine-driven equipment 

units used at the project work site, with the exception of 
on-road and off-road motor vehicles, may require 
California Air Resources Board (ARB) Portable 
Equipment Registration with the State or a local district 
permit. The owner/operator shall be responsible for 
arranging appropriate consultations with the ARB or the 
District to determine registration and permitting 
requirements prior to equipment operation at the site. 
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The above mitigation measures are based on current FRAQMD 
requirements.  Future development applications will be reviewed by the City 
and the most current air district regulations will be applied. 

4.3-4  Regional Emissions Increases. 
 

S Proposed General Plan Update 
Goal 1.B To provide adequate land in a range of residential densities 

to accommodate the housing needs of all income groups 
expected to reside in Wheatland. 

 
Policy 1.B.3. The City shall discourage the development of isolated, 

remote, disconnected, and/or gated residential projects, 
which do not contribute to the sense of an integrated 
community. 

 
Policy 1.B.4. The City shall encourage multi-family housing to be 

located throughout the community, but especially near 
transportation corridors, Downtown, major commercial 
areas, neighborhood commercial centers, and employment 
centers. 

 
Goal 1.C To provide for new now residential development in 

planned neighborhoods to be developed in an orderly style 
and designed to promote walking, bicycling, and transit 
use. 

 
Policy l.C.1. The City shall promote new residential development in a 

range of residential densities that reflects the positive 
qualities of Wheatland's existing residential neighborhoods 
(e.g., street trees, pedestrian-orientation, mix of housing 

SU 
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types and sizes). 

 
Policy l.C.2. The City shall encourage the creation of well-defined 

residential neighborhoods. Each neighborhood should have 
a clear focal point, such as a park, school, or other open 
space and community facility, and shall be designed to 
promote pedestrian convenience. 

 
Policy I.C.3. The City shall encourage the development of new 

neighborhoods that are walkable and connected to the 
existing City core as well as each other. 

 
Policy l.C.4. T'he City shall require that development plans for new 

residential neighborhoods address the following: 
 

a. The distribution, location, and extent of land uses, 
including standards for land use intensity. 

b. Compatibility of new development with adjacent 
existing and proposed development. 

c. Provision of a range of housing types to ensure 
socially and economically-integrated neighborhoods. 

d. Distribution and location of roadways, including 
design standards for and the precise alignment of 
arterial, collector, and local streets, and bikeways. 

e. Provisions for the extension of the existing city 
roadway system into new development areas. New 
development shall be linked to adjacent existing 
neighborhoods and planned neighborhoods by 
collector and local streets. 
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f. Provisions for adequate schools and child care 

facilities. 
g. Distribution and location of neighborhood commercial 

centers, parks, schools, child care centers, and other 
public- and quasi-public facilities. 

h. Provisions for linking residential neighborhoods, 
parks, schools, Downtown, shopping areas, and 
employment centers through a system of pedestrian 
pathways, bicycle routes, and linear open-space 
corridors along sloughs, Dry Creek, and the Bear 
River. 

i. Provisions for development phasing to ensure orderly 
and contiguous development consistent with 
population projections of the General Plan, and Policy 
1.A.4. 

j. Provisions for minimizing conflicts between new 
development and agricultural uses. 

 
Policy 1.C.5. The City shall require residential subdivisions to provide 

well-connected internal and external street, bicycle, and 
pedestrian systems. 

 
Policy l.C.6. The City shall encourage installation of current and 

emerging technological infrastructure in new and existing 
development for home telecommuting anti electric vehicles 
charging. 

 
Goal 1.D To conserve and enhance the best qualities of existing 

residential neighborhoods as the City grows. 
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Policy 1.D.3. The City shall encourage infill and reuse in existing neigh-

borhoods that maintain the character and quality of the 
surrounding neighborhood and does not negatively affect 
surrounding land uses. 

 
Goal 1.E To designate adequate commercial land for development of 

local and regional commercial uses compatible with 
surrounding land uses, that will meet the present and future 
needs of Wheatland residents and visitors, and enhance 
Wheatland's economic vitality. 

 
Policy 1.E.4. Commercial facilities should be designed to encourage and 

promote transit, pedestrian, and bicycle access. The City 
shall require that new commercial development be de-
signed to encourage and facilitate pedestrian circulation 
within and between commercial sites and nearby 
residential areas. 

 
Policy 1.E.5. The City shall require pedestrian and bicycle access in the 

design of sound walls, buffers, detention basins, fencing or 
other physical features between commercial and residential 
uses. 

 
Goal 2.E To promote a safe and efficient transit system to reduce 

congestion, improve the environment, and provide viable 
non-automotive means of transportation in and through 
Wheatland. 
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Policy 2.E.1. The City shall work with Yuba-Sutter Transit to implement 

bus transit services that are timely, cost-effective, and 
responsive to growth patterns and existing and future 
transit demand. 

 
Policy 2.E.4. The City shall encourage the creation of rail transit to link 

Wheatland and Marysville/Yuba City and the Sacramento 
Area. 

 
Goal 2.F To provide a safe, comprehensive, and integrated system of 

facilities for non-motorized transportation for both 
transportation and recreation. 

 
Policy 2.F.1. The City shall promote the development of a 

comprehensive and safe system of recreational and 
commuter bicycle routes that provide connections between 
the City's major employment and housing areas, between 
its existing and planned bikeways, and between schools, 
parks, retail shopping, and residential neighborhoods. 

 
Policy 2.F.2. The City shall require developers to finance and install 

pedestrian pathways, bikeways, and multi-purpose paths in 
new development, as appropriate. 

 
Policy 2.F.3. The City shall encourage the development of adequate, 

convenient, and secure bicycle parking at employment 
centers, schools, recreational facilities, transit terminals, 
commercial businesses, the Downtown, and in other 
locations where people congregate. 



Final EIR 
Wheatland General Plan Update  

May 2006 

 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 25 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
 
Policy 2.F.4. The City shall consider the needs of bicyclists when new 

roadways are constructed and existing roadways are 
upgraded. 

 
Policy 2.F.5. The City shall consider the needs of bicyclists when 

determining street widths. 
 
Policy 2.F.6. The City shall develop safe and pleasant pedestrian ways. 

To this end, the City shall ensure sidewalks are wide 
enough for pedestrian convenience. 

 
Policy 2.F.7. The City shall cooperate with the schools in maintaining 

and updating the Safe Routes to School program. 
 
Policy 2.F.8. The City shall require crosswalks and other pedestrian 

safety measures be designed and installed according to 
City of Wheatland Ordinances. 

 
Policy 2.F.9. The City shall encourage major employment centers (50 or 

more total employees) to install showers, lockers, and 
secure parking areas for bicyclists as part of any 
entitlement. 

 
Policy 2.F.10. The City shall ensure that bikeways are maintained in a 

manner that promotes their local and regional use. 
 
Goal 8.E To protect and improve air quality in the Wheatland area 

with the goal of attaining state and federal health-based air 
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quality standards. 

 
Policy  8.E.1. The City shall cooperate with other agencies to develop a 

consistent and effective approach to regional air quality 
planning and management. 

 
Policy 8.E.2. The City shall support the Feather River Air Quality 

Management District in its development of improved 
ambient air quality monitoring capabilities and the 
establishment of standards, thresholds, and rules to more 
adequately address the air quality impacts of new 
development. 

 
Policy 8.E.3. The City shall require major new development projects to 

submit an air quality analysis for review and approval. 
Based on this analysis, the City shall require appropriate 
mitigation measures. 

 
Policy 8.E.4. In cooperation with the Feather River Air Quality 

Management District, the City shall develop emission 
thresholds to serve as the basis for requiring air quality 
analysis and mitigation. 

 
Policy 8.E.5. The City shall solicit and consider comments from local 

and regional agencies on proposed projects that may affect 
regional air quality. The City shall submit development 
proposals to the Feather River Air Quality Management 
District for review and comment in compliance with the 
California Environmental Quality Act (CEQA) prior to 
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consideration by the City. 

 
Policy 8.E.6. In reviewing project applications, the City shall require 

consideration of alternatives or amendments that reduce 
emissions of air pollutants. 

 
Policy 8.E.7. The City shall require the use of EPA-certified woodstoves 

and fireplace inserts in lieu of wood burning indoor 
fireplaces in new development. 

 
Policy  8.E.8. The City shall encourage inclusion of exterior electrical 

outlets and natural gas hookups in new residential 
development to encourage the use of electric, rather than 
gas-powered, equipment, and to encourage the use of 
natural gas-fired barbecues. 

 
Goal 8.G   To encourage energy conservation in new and existing 

developments. 
 
Policy 8.G.1.  In addition to the energy regulations of Title 24, the City 

shall encourage the energy efficiency of new development. 
Possible energy efficiency design techniques include:  
provisions for solar access; building siting to maximize 
natural heating and cooling; and landscaping to aid passive 
cooling and the protection from winter winds. 

 
Policy 8.G.2. The City shall encourage the planting of shade trees along 

all City streets to reduce radiation heating. 
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Mitigation Measures 
4.3-4 Revise Policy 8.E.3 as follows: 

 
 The City shall require major new development projects to 

submit an air quality analysis for review and approval. 
Projects whose impacts are not significant will be required 
to implement Standard Mitigation Measures (SMM) for 
construction and operation, as defined by the Feather 
River AQMD.  Projects whose impact are significant will 
be required to implement Best Available Mitigation 
Measures (BAMM) for construction and operation as 
defined by the Feather River AQMD or voluntary offsite 
mitigation. Based on this analysis, the City shall require 
appropriate mitigation measures. 

4.4 Biological Resources 
4.4-1 Development associated with the 

proposed General Plan Update would 
result in the removal of substantial 
flora and fauna habitat. 

 
 

S Proposed General Plan Update 
Goal 8.B To protect, restore, and enhance habitats that support fish 

and wildlife species so as to maintain populations at viable 
levels.   

 
Policy 8.B.1.   The City shall support preservation of the habitats of 

federally or state-listed rare, threatened, endangered, and/or 
other special status species.  Federal and state agencies, as 
well as other resource conservation organizations, shall be 
encouraged to acquire and manage endangered species' 
habitats. 

 
Policy 8.B.2. The City shall support and cooperate with efforts of other 

local, state, and federal agencies and private entities 

SU 
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engaged in the preservation and protection of significant 
biological resources from incompatible land uses and 
development.   Significant biological resources include 
endangered, threatened, or rare species and their habitats, 
wetland habitats, wildlife migration corridors, and locally-
important species/communities. 

 
Policy 8.B.3. The City shall support preservation, restoration, and 

enhancement of the designated habitats of State or 
Federally listed rare, threatened, endangered and/or other 
sensitive and special status species. 

 
Policy 8.B.4. The City shall support the management of wetland and 

riparian plant communities for passive recreation, 
groundwater recharge, and wildlife habitats.   Where 
possible and appropriate, such communities shall be 
restored or expanded. 

 
Policy 8.B.5. The City shall require careful planning of new development 

in areas that are known to have particular value for 
biological resources to maintain sensitive vegetation and 
wildlife habitat. 

 
Policy 8.B.6. The City shall review development proposals in accordance 

with applicable Federal, State, and local statues protecting 
special-status species and jurisdictional wetlands. 

 
Policy 8.B.7. The City shall impose appropriate mitigation measures 

using protocols defined by the applicable statute (e.g., 
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USFWS, CDFG, etc.). 

 
Policy 8.B.8. On sites that have the potential to contain critical or 

sensitive habitats or special-species or are within 100 feet 
of such areas, the City shall require the project applicant to 
have the site surveyed by a qualified biologist.  A report on 
the findings of this survey shall be submitted to the City as 
part of the application process. 
 

Goal 8.C To preserve and protect the valuable vegetation resources 
of the Wheatland area. 

 
Policy 8.C.1. The City shall require developers to use native and 

compatible non-native species, especially drought-resistant 
species, to the extent possible in fulfilling landscaping 
requirements imposed as conditions of permits or for 
project mitigation. 

 
Policy 8.C.2. The City shall support the preservation of outstanding 

areas of natural vegetation, including, but not limited to, 
oak woodlands and riparian areas. 

 
Policy 8.C.3. The City shall require that new development preserve 

natural woodlands to the maximum extent possible. 
 
Policy 8.C.4. The City shall encourage the planting of native trees, 

shrubs, and grasslands in order to preserve the visual 
integrity of the landscape, provide habitat conditions 
suitable for native wildlife, and ensure that a maximum 
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number and variety of well-adapted plants are maintained. 
 

Goal 8.D To preserve and enhance open space lands to maintain the 
natural resources of the Wheatland area. 

 
Policy 8.D.1. The City shall support the preservation and enhancement 

of natural land forms, natural vegetation, and natural 
resources as open space to the maximum extent feasible. 

 
Policy 8.D.2. The City shall, where appropriate, permanently protect as 

open space areas of natural resource value, including 
wetlands preserves, riparian corridors, woodlands, and 
floodplains.  

 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible.ned and constructed 
to preserve significant stands of vegetation and any areas 
of special ecological significance as open space to the 
maximum extent feasible. 

 
Mitigation Measures 
None Feasible. 
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4.4-2 Development associated with the 

proposed General Plan Update may 
result in impacts to special-status 
vernal pool invertebrates in the 
General Plan study area. 

 

LTS Proposed General Plan Update 
Goal 8.B To protect, restore, and enhance habitats that support fish 

and wildlife species so as to maintain populations at viable 
levels. 

 
Policy 8.B.3. The City shall support preservation, restoration, and 

enhancement of the designated habitats of State or 
Federally listed rare, threatened, endangered and/or other 
sensitive and special status species. 

 
Policy 8.B.5. The City shall require careful planning of new development 

in areas that are known to have particular value for 
biological resources to maintain sensitive vegetation and 
wildlife habitat. 

 
Policy 8.B.6. The City shall review development proposals in accordance 

with applicable Federal, State, and local statutes protecting 
special-status species and jurisdictional wetlands. 

 
Policy 8.B.7. The City shall impose appropriate mitigation measures 

using protocols defined by the applicable statute (e.g., 
USFWS, CDFG, etc.). 

 
Policy 8.B.8. On sites that have the potential to contain critical or 

sensitive habitats or special-species or are within 100 feet 
of such areas, the City shall require the project applicant to 
have the site surveyed by a qualified biologist.  A report on 
the findings of this survey shall be submitted to the City as 
part of the application process. 

N/A 
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Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible.   

 
Mitigation Measures 
None Required. 

4.4-3 Development associated with the 
proposed General Plan Update may 
result in impacts to valley elderberry 
longhorn beetle (VELB) in the 
General Plan study area.  

 

LTS Proposed General Plan Update 
Goal 8.B To protect, restore, and enhance habitats that support fish 

and wildlife species so as to maintain populations at viable 
levels. 

 
Policy 8.B.3. The City shall support preservation, restoration, and 

enhancement of the designated habitats of State or 
Federally listed rare, threatened, endangered and/or other 
sensitive and special status species. 

 
Policy 8.B.5. The City shall require careful planning of new development 

in areas that are known to have particular value for 
biological resources to maintain sensitive vegetation and 
wildlife habitat. 

 
Policy 8.B.6. The City shall review development proposals in accordance 

with applicable Federal, State, and local statutes protecting 
special-status species and jurisdictional wetlands. 

N/A 
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Policy 8.B.7. The City shall impose appropriate mitigation measures 

using protocols defined by the applicable statute (e.g., 
USFWS, CDFG, etc.). 

 
Policy 8.B.8. On sites that have the potential to contain critical or 

sensitive habitats or special-species or are within 100 feet 
of such areas, the City shall require the project applicant to 
have the site surveyed by a qualified biologist.  A report on 
the findings of this survey shall be submitted to the City as 
part of the application process. 

 
Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible.   

 
Mitigation Measures 
None Required. 

4.4-4 Development associated with the 
proposed General Plan Update may 
result in impacts to special-status 
reptiles in the General Plan study 
area.  

 

LTS Proposed General Plan Update 
Goal 8.B To protect, restore, and enhance habitats that support fish 

and wildlife species so as to maintain populations at viable 
levels. 

 
Policy 8.B.3. The City shall support preservation, restoration, and 

enhancement of the designated habitats of State or 

N/A 
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Federally listed rare, threatened, endangered and/or other 
sensitive and special status species. 

 
Policy 8.B.5. The City shall require careful planning of new development 

in areas that are known to have particular value for 
biological resources to maintain sensitive vegetation and 
wildlife habitat. 

 
Policy 8.B.6. The City shall review development proposals in accordance 

with applicable Federal, State, and local statutes protecting 
special-status species and jurisdictional wetlands. 

 
Policy 8.B.7. The City shall impose appropriate mitigation measures 

using protocols defined by the applicable statute (e.g., 
USFWS, CDFG, etc.). 

 
Policy 8.B.8. On sites that have the potential to contain critical or 

sensitive habitats or special-species or are within 100 feet 
of such areas, the City shall require the project applicant to 
have the site surveyed by a qualified biologist.  A report on 
the findings of this survey shall be submitted to the City as 
part of the application process. 

 
Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
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space to the maximum extent feasible.   

 
Mitigation Measures 
None Required. 

4.4-5 Development associated with the 
proposed General Plan Update may 
result in impacts to nesting special-
status and common raptor species 
within the General Plan study area.  

 

LTS Proposed General Plan Update 
Goal 8.B To protect, restore, and enhance habitats that support fish 

and wildlife species so as to maintain populations at viable 
levels. 

 
Policy 8.B.3. The City shall support preservation, restoration, and 

enhancement of the designated habitats of State or 
Federally listed rare, threatened, endangered and/or other 
sensitive and special status species. 

 
Policy 8.B.5. The City shall require careful planning of new development 

in areas that are known to have particular value for 
biological resources to maintain sensitive vegetation and 
wildlife habitat. 

 
Policy 8.B.6. The City shall review development proposals in accordance 

with applicable Federal, State, and local statutes protecting 
special-status species and jurisdictional wetlands. 

 
Policy 8.B.7. The City shall impose appropriate mitigation measures 

using protocols defined by the applicable statute (e.g., 
USFWS, CDFG, etc.). 

 
Policy 8.B.8. On sites that have the potential to contain critical or 

sensitive habitats or special-species or are within 100 feet 

N/A 
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of such areas, the City shall require the project applicant to 
have the site surveyed by a qualified biologist.  A report on 
the findings of this survey shall be submitted to the City as 
part of the application process. 

 
Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible.   

 
Mitigation Measures 
None Required. 

4.4-6 Development associated with the 
proposed General Plan Update would 
result in impacts to Swainson’s hawk 
foraging habitat within the General 
Plan study area. 

 

S Proposed General Plan Update 
Goal 8.B To protect, restore, and enhance habitats that support fish 

and wildlife species so as to maintain populations at viable 
levels. 

 
Policy 8.B.3. The City shall support preservation, restoration, and 

enhancement of the designated habitats of State or 
Federally listed rare, threatened, endangered and/or other 
sensitive and special status species. 

 
Policy 8.B.5. The City shall require careful planning of new development 

in areas that are known to have particular value for 
biological resources to maintain sensitive vegetation and 
wildlife habitat. 

SU 
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Policy 8.B.6. The City shall review development proposals in accordance 

with applicable Federal, State, and local statutes protecting 
special-status species and jurisdictional wetlands. 

 
Policy 8.B.7. The City shall impose appropriate mitigation measures 

using protocols defined by the applicable statute (e.g., 
USFWS, CDFG, etc.). 

 
Policy 8.B.8. On sites that have the potential to contain critical or 

sensitive habitats or special-species or are within 100 feet 
of such areas, the City shall require the project applicant to 
have the site surveyed by a qualified biologist.  A report on 
the findings of this survey shall be submitted to the City as 
part of the application process. 

 
Goal 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible.   

 
Mitigation Measures 
None Feasible. 

4.5 Cultural Resources 
4.5-1 Development associated with the 

proposed General Plan Update could 
LTS Proposed General Plan Update 

Goal 7.A  To preserve and maintain sites, structures, and landscapes 
N/A 
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cause a substantial adverse change in 
the significance of a historical 
resource. 

 

that serve as significant, visible connection to the city’s 
social, architectural, and agricultural history. 

 
Policy 7.A.1. The City shall establish a Historic Resources Inventory to 

include all historically and architecturally significant 
buildings, sites, landscapes, signs, and features within the 
city limits. 

 
Policy 7.A.2. The City shall seek to develop incentives for owners of 

historically significant income-producing buildings to have 
their buildings designated a City Historic Landmark. 

 
Policy 7.A.3. The City shall give highest restoration priority to those 

buildings and open space areas identified as having 
historic, cultural, or architectural significance that are in 
imminent danger of decay or demolition. 

 
Policy 7.A.4 The City shall encourage the incorporation of natural 

resources such as land and water into historic sites and 
structures when they are important to the understanding 
and appreciation of the history of the site. 

 
Policy 7.A.5. The City shall consult with property owners early in the 

process of designating properties or buildings as histori-
cally and/or architecturally significant. 

 
Goal 7.B To combine historic preservation and economic 

development so as to encourage owners of historic 
properties to upgrade and preserve their properties in a 
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manner that will conserve the integrity of such properties 
in the best possible condition. 

 
Policy 7.B.1. The City shall consider waiving building permit fees 

and/or providing other appropriate incentives for owners of 
small properties with historic significance who are unable 
to benefit from other government programs for historic 
preservation and for historic preservation projects that 
provide low-income housing or essential city services. 

 
Goal 7.C To promote community awareness and appreciation of 

Wheatland’s history and architecture. 
 
Policy 7.C.1. The City shall formally recognize private and public 

quality rehabilitation and restoration work through 
awareness ceremonies. 

 
Policy 7.C.2.   The City shall encourage Wheatland schools to integrate 

local architectural history into their curriculum. 
 
Policy 7.C.3.  The City shall coordinate historic preservation efforts with 

other agencies and organizations, including the Yuba-
Feather Historical Association and other historic societies. 

 
Mitigation Measures 
None Required. 

4.5-2 Development associated with the 
proposed General Plan Update could 
cause a substantial adverse change in 

PS Proposed General Plan Update 
Goal 7.D  To protect Wheatland’s Native American heritage. 
 

LTS 



Final EIR 
Wheatland General Plan Update  

May 2006 

 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 41 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
the significance of an archeological, 
or unique paleontological resource. 

 

Policy 7.D.1. The City shall refer development proposals that may 
adversely affect archaeological sites to the California 
Archaeological Inventory, Northwest Information Center, 
at Sonoma State University. 

 
Policy7.D.2. The City shall not knowingly approve any public or private 

project that may adversely affect an archaeological site 
without first consulting the Archaeological Inventory, 
Northwest Information Center, conducting a site evaluation 
as may be indicated, and attempting to mitigate any 
adverse impacts according to the recommendations of a 
qualified archaeologist. City implementation of this policy 
shall be guided by Appendix K of the CEQA Guidelines. 

 
Mitigation Measures 

4.5-12(a) In the event that any archeological features or deposits, 
including locally darkened soil (midden), that could 
conceal cultural deposits, animal bone, shell, obsidian, 
mortars, or human remains, are uncovered during 
construction, work within 100 feet of the find shall cease, 
and the City of Wheatland and a qualified archaeologist 
shall be contacted to determine if the resource is 
significant and to determine appropriate mitigation. Any 
artifacts uncovered shall be recorded and removed to a 
location to be determined by the archaeologist. 

 
4.5-2(b) Revise Policy 7.D.1 as follows: 

 
The City shall refer development proposals that may 
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adversely affect archaeological sites to the North Central 
Information Center at California State University, 
Sacramento, and the Northeast Information Center at 
California State University, Chico. 
 

4.5-32(c) Revise Policy 7.D.2 as follows: 
 
The City shall not knowingly approve any public or private 
project that may adversely affect an archaeological site 
without first consulting the California Archaeological 
Inventory; North Central Information Center at California 
State University, Sacramento; Northeast Information 
Center at California State University, Chico; conducting a 
site evaluation as may be indicated; and attempting to 
mitigate any adverse impacts according to the 
recommendations of a qualified archaeologist. 

4.6 Geology and Soils 
4.6-1 Development associated with the 

proposed General Plan Update would 
expose people or structures to 
potential seismic events and related 
ground shaking.  

 

LTS Proposed General Plan Update 
Goal 9.A To protect the community from injury and damage 

resulting from natural catastrophes and hazardous 
conditions.  

 
Policy 9.A.1.  The City shall prepare and regularly update emergency 

services plans. 
 
Policy 9.A.4.  The City shall consider safety hazards in formulating 

capital improvements. 
 
Policy 9.A.5.  The City shall incorporate safety provisions in City 

N/A 
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ordinances whenever applicable.  

 
Policy 9.A.6.  The City shall permit development only in areas where the 

potential danger to the health and safety of people can be 
mitigated to an acceptable level. 

 
Policy 9.A.7.  The City shall ensure that during natural catastrophes and 

emergencies the City can continue to provide essential 
emergency public services.  

 
Policy 9.A.8.  The City shall update building, fire, and other codes to 

address earthquakes, fire, and other hazards.  
 
Policy 9.A.9.  The City shall coordinate disaster preparedness planning 

with other public agencies and organizations 
 
Goal 9.B To minimize the loss of life, injury, and property damage 

due to seismic and geological hazards. 
 
Policy 9.B.2  The City shall require that new structures intended for 

human occupancy be designed and constructed to 
minimize risk to the safety of occupants due to 
groundshaking. 

 
Policy 9.B.2  The City shall require submission of a preliminary soils 

report, prepared by a registered civil (geotechnical) 
engineer and based upon adequate test borings, for every 
subdivision. 
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Policy 9.B.3  The City shall require that new structures intended for 

human occupancy be designed and constructed to 
minimize risk to the safety of occupants due to ground-
shaking groundshaking. 

 
Policy 9.B.4. The City shall require that new structures and alterations to 

existing structures comply with the current edition of the 
Uniform Building Code.  

 
Policy 9.B.5. The City shall develop evacuation routes and a disaster 

plan in the remote event that an earthquake does occur, 
especially in the Camp Far West Dam inundation area. 

 
Policy 9.B.6. The City shall require that new structures intended for 

human occupancy, public facilities (i.e., treatment plants 
and pumping stations, major communication lines, 
evacuation routes, etc.), and emergency/disaster facilities 
(i.e., police and fire stations, etc.) are designed and 
constructed to minimize risk to the safety of people due to 
ground shaking. 

 
Policy 9.B.7. The City shall require all proposed developments, 

reconstruction, utilities, or public facilities situated within 
areas subject to geologic-seismic hazards as identified in 
the soils engineering and geologic-seismic analysis to be 
sited, designed, and constructed to mitigate the risk 
associated with the hazard (e.g., expansive, liquefaction, 
etc.).  
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Policy 9.B.8. The City shall require that alterations to existing buildings 

and all new buildings be built according to the seismic 
requirements of the Uniform Building Code.  

 
Policy 9.B.9. The City shall support and encourage seismic upgrades to 

older buildings that may be structurally deficient. 
 
Policy 9.B.10. The City shall inventory unreinforced masonry structures, 

including emergency facilities and other critical facilities 
constructed prior to 1948, used for human occupancy 
(excluding single family residential structures), and 
evaluate the facilities for seismic safety. If found below 
acceptable standards, the City shall implement a program 
to mitigate potential hazards. 

 
Mitigation Measures 
None Required. 

4.6-2 Development associated with the 
proposed General Plan Update could 
place buildings on expansive soils, 
thus potentially causing structural 
damage.  

 

LTS Proposed General Plan Update 
Goal 9.A To protect the community from injury and damage 

resulting from natural catastrophes and hazardous 
conditions. 

 
Policy 9.A.1.  The City shall prepare and regularly update emergency 

services plans. 
 
Policy 9.A.4.  The City shall consider safety hazards in formulating 

capital improvements. 
 
Policy 9.A.5.  The City shall incorporate safety provisions in City 

N/A 
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ordinances whenever applicable.  

 
Policy 9.A.6.  The City shall permit development only in areas where the 

potential danger to the health and safety of people can be 
mitigated to an acceptable level. 

 
Policy 9.A.7.  The City shall ensure that during natural catastrophes and 

emergencies the City can continue to provide essential 
emergency public services. 
 

Policy 9.A.8.  The City shall update building, fire, and other codes to 
address earthquakes, fire, and other hazards.  
 

Goal 9.B To minimize the loss of life, injury, and property damage 
due to seismic and geological hazards. 

 
Policy 9.B.1. The City shall require the preparation of a soils 

engineering and geologic-seismic analysis prior to 
permitting development in areas prone to geological or 
seismic hazards (i.e., groundshaking, liquefaction, 
expansive soils). 

 
Policy 9.B.2. The City shall require submission of a preliminary soils 

report, prepared by a registered civil (geotechnical) 
engineer and based upon adequate test borings, for every 
major subdivision. 

 
Policy 9.B.4. The City shall require that new structures and alterations to 

existing structures comply with the current edition of the 
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California Building Code. 

 
Policy 9.B.7. The City shall require all proposed developments, 

reconstruction, utilities, or public facilities situated within 
areas subject to geologic-seismic hazards as identified in 
the soils engineering and geologic-seismic analysis to be 
sited, designed, and constructed to mitigate the risk 
associated with the hazard (e.g., expansive, liquefaction, 
etc.). 

 
Mitigation Measures 
None Required. 

4.6-3 Liquefaction could occur in the study 
area, subjecting structures or people 
to harm and/or damage. 

 

LTS Proposed General Plan Update 
Goal 9.A To protect the community from injury and damage 

resulting from natural catastrophes and hazardous 
conditions. 

 
Policy 9.A.4.  The City shall consider safety hazards in formulating 

capital improvements. 
 
Policy 9.A.5.  The City shall incorporate safety provisions in City 

ordinances whenever applicable.  
 
Policy 9.A.6.  The City shall permit development only in areas where the 

potential danger to the health and safety of people can be 
mitigated to an acceptable level. 
 

Goal 9.B To minimize the loss of life, injury, and property damage 
due to seismic and geological hazards. 

N/A 
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Policy 9.B.3. The City shall require that new structures intended for 

human occupancy be designed and constructed to 
minimize risk to the safety of occupants due to ground-
shaking. 

 
Policy 9.B.4. The City shall require that new structures and alterations to 

existing structures comply with the current edition of the 
California Building Code.  

 
Policy 9.B.6. The City shall require that new structures intended for 

human occupancy, public facilities (i.e., treatment plants 
and pumping stations, major communication lines, 
evacuation routes, etc.), and emergency/disaster facilities 
(i.e., police and fire stations, etc.) are designed and 
constructed to minimize risk to the safety of people due to 
ground shaking. 
 

Policy 9.B.7. The City shall require all proposed developments, 
reconstruction, utilities, or public facilities situated within 
areas subject to geologic-seismic hazards as identified in 
the soils engineering and geologic-seismic analysis to be 
sited, designed, and constructed to mitigate the risk 
associated with the hazard (e.g., expansive, liquefaction, 
etc.).  

 
Policy 9.B.8. The City shall require that alterations to existing buildings 

and all new buildings be built according to the seismic 
requirements of the Uniform Building Code. 
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Mitigation Measures 
None Required. 

4.6-4 Development associated with the 
proposed General Plan Update could 
result in soil erosion.  

 

PS Proposed General Plan Update 
Goal 5.E  To collect and dispose of stormwater in a manner that 

protects the city’s residents and property from the hazards 
of flooding, manages stormwater in a manner that is safe 
and environmentally sensitive, and enhances the 
environment. 

 
Policy 5.E.4. The City shall prohibit grading activities during the rainy 

season, unless adequately mitigated, to avoid 
sedimentation of storm drainage facilities. 

 
Mitigation Measures 
4.6-4 For future development projects, applicants shall prepare 

and submit to the City Engineer an erosion control plan 
prior to grading permit issuance.  The erosion control plan 
shall utilize standard construction practices to limit the 
erosion effects during construction.  Measures could 
include, but are not limited to the following: 

 
• Hydro-seeding; 
• Placement of erosion control measures within 

drainageways and ahead of drop inlets; 
• The temporary lining (during construction activities) 

of drop inlets with “filter fabric” (a specific type of 
geotextile fabric); 

LTS 
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• The placement of straw wattles along slope contours; 
• Directing subcontractors to a single designation 

“wash-out” location (as opposed to allowing them to 
wash-out in any location they desire); 

• The use of siltation fences; and 
• The use of sediment basins and dust palliatives. 

 
4.7 Hazards and Hazardous Materials 

4.7-1 Development associated with the 
proposed General Plan Update would 
create potential hazards related to the 
public or the environment through the 
routine transport, use, disposal or 
reasonably foreseeable upset and 
accidental release of hazardous 
materials.  

 

PS Proposed General Plan Update 
Goal 9.F  To minimize the risk of loss of life, injury, serious illness, 

damage to property, and economic and social dislocations 
resulting from the use, transport, treatment, and disposal of 
hazardous materials and hazardous materials wastes. 
 

Policy 9.F.1. The City shall ensure that the use and disposal of 
hazardous materials in the city complies with local, state, 
and federal safety standards. 
 

Policy 9.F.2. The City shall strictly regulate the storage of hazardous 
materials and wastes. 

 
Policy 9.F.3. The City shall ensure that industrial facilities are 

constructed and operated in accordance with current safety 
and environmental protection standards. 

 
Policy 9.F.4. The City shall require that new industries that store and 

process hazardous materials provide a buffer zone between 
the installation and the property boundaries sufficient to 

LTS 
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protect public safety.  The adequacy of the buffer zone 
shall be determined by the City. 
 

Policy 9.F.5. The City shall require that applications for discretionary 
development projects that will generate hazardous wastes 
or utilize hazardous materials include detailed information 
on hazardous waste reduction, recycling, and storage. 

 
Policy 9.F.6. The City shall require that any business that handles a 

hazardous material prepare a plan for emergency response 
to a release or threatened release of a hazardous material. 

 
Policy 9.F.7. The City shall work with other agencies to ensure an 

adequate countywide response capability to hazardous 
materials emergencies. 

 
Mitigation Measures 
4.7-1  For agricultural parcels proposed for development, prior 

to the issuance of grading permits, project applicants shall 
provide to the City a detailed environmental assessment 
pertaining to on-site soils in order to address the presence 
of soil contaminants (i.e., pesticides). The environmental 
assessment shall be reviewed by the City Engineer. 

4.7-2 Development associated with the 
proposed General Plan Update would 
not be included on a list of hazardous 
materials sites pursuant to 
Government Code Section 65962.5, 
which would result in a significant 

NI Proposed General Plan Update 
N/A 
 
Mitigation Measures 
None Required. 

N/A 
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hazard to the public or the 
environment.  

4.7-3 Development associated with the 
proposed General Plan Update would 
be located within an airport land use 
plan, and may create potential safety 
hazards for people residing or 
working in the project area.   

 

LTS Proposed General Plan Update 
Goal 2.G  To support the continued operation of Beale Air Force 

Base and its associated facilities while ensuring 
compatibility between urban development in Wheatland 
and aircraft operations. 

 
Policy 2.G.1. The City shall work closely with appropriate agencies, 

including Beale Air Force Base and the Sacramento Area 
Council of Governments (SACOG), to ensure 
compatibility of land uses that fall within overflight zones. 

 
Policy 2.G.2. The City shall work with Beale Air Force Base to 

coordinate changes to their flight patterns with land use 
decisions.  

 
Goal 9.E To minimize the risk of loss of life, injury, damage to 

property, and economic and social dislocations resulting 
from aircraft hazards. 

 
Policy 9.E.1. The City shall work with Beale Air Force Base to ensure 

that new development does not create safety hazards such 
as lights from direct or reflective sources, smoke, electrical 
interference, hazardous chemicals, or fuel storage in 
violation of adopted safety standards. 

 
Policy 9.E.2. The City shall ensure that development within the Beale 

Air Force Base approach and departure zones comply with 

N/A 
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Part 87 of the Federal Aviation Administration Regulations 
(objects affecting navigable airspace). 

 
Mitigation Measures 
None Required. 

4.7-4 Development associated with the 
proposed General Plan Update would 
not interfere with an adopted 
emergency response plan or 
emergency evacuation plan.  

 

LTS Proposed General Plan Update 
Goal 9.A To protect the community from injury and damage 

resulting from natural catastrophes and hazardous 
conditions.  

 
Policy 9.A.1.  The City shall prepare and regularly update emergency 

services plans. 
 
Policy 9.A.2.  The City shall have major public and private development 

proposals reviewed by fire and police departments as well 
as other City department heads to insure compatibility with 
safety objectives. 

 
Policy 9.A.4.  The City shall consider safety hazards in formulating 

capital improvements. 
 
Policy 9.A.5.  The City shall incorporate safety provisions in City 

ordinances whenever applicable.  
 
Policy 9.A.6.  The City shall permit development only in areas where the 

potential danger to the health and safety of people can be 
mitigated to an acceptable level. 

 
Policy 9.A.7.  The City shall ensure that during natural catastrophes and 

N/A 
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emergencies the City can continue to provide essential 
emergency public services.  

 
Policy 9.A.9.  The City shall coordinate disaster preparedness planning 

with other public agencies and organizations. 
 
Mitigation Measures 
None Required. 

4.7-5 Development associated with the 
proposed General Plan Update would 
not expose people or structures to a 
significant risk or loss, injury or 
death involving wildland fires. 

 

LTS Proposed General Plan Update 
Goal 9.A To protect the community from injury and damage 

resulting from natural catastrophes and hazardous 
conditions.  
 

Policy 9.A.3.  The City shall initiate fire inspection programs for 
buildings and premises to identify safety objectives. 

 
Policy 9.A.8.  The City shall update building, fire, and other codes to 

address earthquakes, fire, and other hazards. 
 

Goal 9.D  To minimize the risk of loss of life, injury, and damage to 
property and watershed resources resulting from fires. 
 

Policy 9.D.1. The City shall require that new development meets state 
and local standards for fire protection.  The City Fire 
Department shall review development proposals for 
compliance with fire safety standards.  

 
Policy 9.D.2. The City shall ensure that existing and new buildings of 

public assembly incorporate adequate fire protection mea-

N/A 
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sures to reduce the potential loss of life and property in 
accordance with state and local codes and ordinances. 

 
Policy 9.D.3. The City shall encourage and promote installation and 

maintenance of smoke detectors in existing residences and 
commercial facilities that were constructed prior to the 
requirement for their installation. 

 
Policy 9.D.4. The City shall develop high-visibility fire prevention pro-

grams, including those offering voluntary home 
inspections and promoting awareness of home fire 
prevention measures. 

 
Policy 9.D.5. The City shall enforce building and fire codes and city 

ordinances in regard to fire and fire protection. 
 
Policy 9.D.6. The City shall continue to improve fire protection services, 

equipment, and facilities as required and as economically 
as possible.   

 
Policy 9.D.7. The City shall require and maintain adequate street widths, 

clearances around structures, and turning radii to provide 
for fire and safety protection and access.  

 
Policy 9.D.8. The City shall maintain water supply requirements for fire 

fighting needs in accordance with the Insurance Services 
Office "Fire Suppression Rating Schedule".  

 
Policy 9.D.9. The City shall require that areas within the natural / urban 
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interface, at a minimum, provide fire and safety protection 
that meet California Department of Forestry and Fire 
Protection (CDF) Fire Safe standards. 

 
Mitigation Measures 
None Required. 
 
 

4.8 Hydrology and Water Quality 
4.8-1 New development in the study area 

associated with the General Plan 
Update would result in increased 
runoff, therefore leading to potential 
flooding. The General Plan Land Use 
Plan, and circulation proposals could 
also result in the location of projects 
in flood zones, or alter the course of 
floodwaters.  

 

LTS Proposed General Plan Update 
Goal 5.E To collect and dispose of stormwater in a manner that 

protects the City’s residents and property from the hazards 
of flooding, manages stormwater in a manner that is safe 
and environmentally sensitive, and enhances the 
environment. 

 
Policy 5.E.1. The City shall prepare a Storm Drainage Master Plan and 

Flood Protection Master Plan to assure adequate protection 
for residents and property. 

 
Policy 5.E.2. The City shall encourage project designs that minimize 

drainage concentrations and impervious coverage. 
 
Policy 5.E.3. The City shall prohibit grading activities during the rainy 

season, unless adequately mitigated, to avoid 
sedimentation of storm drainage facilities. 

 
Policy 5.E.4. The City shall require projects that have significant 

impacts on the quantity and quality of surface water runoff 

N/A 
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to incorporate mitigation measures for impacts related to 
urban runoff. 

 
Policy 5.E.5. Future drainage system requirements shall comply with 

applicable state and federal pollutant discharge 
requirements. 

 
Policy 5.E.6. The City shall allow stormwater detention facilities to 

mitigate drainage impacts and reduce storm drainage 
system costs.  To the extent practical, stormwater detention 
facilities should be designed for multiple purposes, 
including recreational (e.g., parks, ball fields, etc.) and/or 
stormwater quality improvement. 

 
Policy 5.E.7. The City shall consider using stormwater of adequate 

quality to replenish local groundwater basins, restore 
wetlands and riparian habitat, and irrigate agricultural 
lands. 

 
Policy 5.E.8. The City shall require detention storage with measured 

release to ensure that the capacity of downstream creeks 
and sloughs will not be exceeded. To this end: 
 
a) Outflow to creeks and sloughs shall be monitored and 

controlled to avoid exceeding downstream channel 
capacities; 
 

b) Storage facilities shall be coordinated and managed to 
prevent problems caused by timing of storage 
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outflows.  

 
Policy 5.E.9. The City shall require the preparation of watershed 

drainage plans for proposed developments.  These plans 
shall define needed drainage improvements and estimate 
construction costs for these improvements. 

 
 
Mitigation Measures 
None Required. 

4.8-2 Development associated with the 
General Plan Update would be within 
the 100-Year flood hazard area.   

 

LTS Proposed General Plan Update 
Goal 9.C To protect the lives and property of the citizens of 

Wheatland from hazards and manage floodplains for their 
open space and natural resource values. 

 
Policy 9.C.1. The City shall continue to implement floodplain zoning 

and undertake other actions required to comply with state 
floodplain requirements, and to maintain the City's 
eligibility under the Federal Flood Insurance Program. 

 
Policy 9.C.2. The City shall require evaluation of potential flood hazards 

prior to approval of development projects.  The City shall 
require proponents of new development to submit accurate 
topographic and flow characteristics information. 

 
Policy 9.C.3. The City shall not allow development in areas subject to 

flooding unless adequate mitigation is provided, to include 
project levees designed for a standard project flood. 

 

N/A 



Final EIR 
Wheatland General Plan Update  

May 2006 

 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 59 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
Policy 9.C.4. The City shall require flood-proofing of structures and 

outdoor storage areas for hazardous materials in areas 
subject to flooding.  Hazardous materials and wastes shall 
be contained within floodproofed structures or storage 
areas. 

 
Policy 9.C.5. The City shall prohibit the construction of facilities 

essential for emergencies and large public assembly in the 
100-year floodplain, unless the structure and road access 
are free from flood inundation.  

 
Policy 9.C.6. The City shall continue to work closely with the U.S. 

Army Corps of Engineers, Reclamation Districts 2103 and 
817, the Federal Emergency Management Agency 
(FEMA), and the State Department of Water Resources in 
defining existing and potential flood problem areas and 
solutions. 

 
Policy 9.C.7. The City shall preserve floodways and floodplains for non-

urban uses, except that development may be allowed in a 
floodplain with mitigation measures that are in 
conformance with the City’s Flood Protection Master Plan.  

 
Policy 9.C.8. The City shall formulate emergency management plans for 

the safe evacuation of people from areas subject to 
inundation from dam failure. Plans shall be reviewed and 
periodically updated.  

 
Policy 9.C.9. The City shall participate in the National Flood Insurance 
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Program.  

 
Policy 9.C.10. The City shall require that roadway systems for areas 

protected from flooding by levees be designed to provide 
multiple escape routes for residents in the event of a levee 
failure.  

 
Policy 9.C.11. The City shall develop evacuation routes and a disaster 

plan in the remote event of a failure to Camp Far West 
Dam. 

 
Mitigation Measures 
None Required. 

4.8-3 Development in the study area could 
result in erosion, sedimentation, and 
subsequent degradation of the surface 
water quality. 

 

PS Proposed General Plan Update 
Goal 5.E To collect and dispose of stormwater in a manner that 

protects the City’s residents and property from the hazards 
of flooding, manages stormwater in a manner that is safe 
and environmentally sensitive, and enhances the 
environment. 

 
Policy 5.E.1. The City shall prepare a Storm Drainage Master Plan and 

Flood Protection Master Plan to assure adequate protection 
for residents and property. 

 
Policy 5.E.2. The City shall encourage project designs that minimize 

drainage concentrations and impervious coverage. 
 
Policy 5.E.3. The City shall prohibit grading activities during the rainy 

season, unless adequately mitigated, to avoid 

LTS 
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sedimentation of storm drainage facilities. 

 
Policy 5.E.4. The City shall require projects that have significant 

impacts on the quantity and quality of surface water runoff 
to incorporate mitigation measures for impacts related to 
urban runoff. 

 
Policy 5.E.5. Future drainage system requirements shall comply with 

applicable state and federal pollutant discharge 
requirements. 

 
Policy 5.E.6. The City shall allow stormwater detention facilities to 

mitigate drainage impacts and reduce storm drainage 
system costs.  To the extent practical, stormwater detention 
facilities should be designed for multiple purposes, 
including recreational (e.g., parks, ball fields, etc.) and/or 
stormwater quality improvement. 

 
Policy 5.E.7. The City shall consider using stormwater of adequate 

quality to replenish local groundwater basins, restore 
wetlands and riparian habitat, and irrigate agricultural 
lands. 

 
Policy 5.E.8. The City shall require detention storage with measured 

release to ensure that the capacity of downstream creeks 
and sloughs will not be exceeded. To this end: 

 
a. Outflow to creeks and sloughs shall be monitored 

and controlled to avoid exceeding downstream 
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channel capacities; 

b. Storage facilities shall be coordinated and 
managed to prevent problems caused by timing of 
storage outflows.  

 
Policy 5.E.9. The City shall require the preparation of watershed 

drainage plans for proposed developments.  These plans 
shall define needed drainage improvements and estimate 
construction costs for these improvements. 

 
Goal 8.A To protect and enhance the natural quantity and qualities of 

the Wheatland area’s rivers, creeks, sloughs, and ground-
water. 

 
Policy 8.A.1. The City shall cooperate with Yuba County in the 

conservation of Bear River and Dry Creek for the 
protection of water resources and open space qualities. 

 
Policy 8.A.5. The City shall require proposed developments to comply 

with streambed alteration and watershed protection 
regulations as administered by the California Department 
of Fish and Game and regulations adopted by the 
Environmental Health Department. 

 
Policy 8.A.8. The City shall endeavor to protect, preserve, and improve 

riparian corridors. 
 
Mitigation Measures 
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4.8-3 For future development projects, applicants shall obtain 

NPDES Construction General Permit, which requires the 
submittal of a Notice of Intent (NOI) with applicable fee to 
the State Water Resources Control Board (SWRCB) and 
the preparation of a Stormwater Pollution Prevention Plan 
(SWPPP) to be submitted to the City Engineer for review. 

4.8-4  Development in the study area could 
result in loss of groundwater supplies 
or interfere substantially with 
groundwater recharge. 

 

LTS Proposed General Plan Update 
Goal 5.C  To ensure a safe and reliable water supply sufficient to 

meet the future needs of the City. 
 
Policy 5.C.1. The City shall protect the groundwater basin from 

overdraft from City use of groundwater.  To this end, the 
City shall study, working closely with other public and 
private entities as deemed appropriate, the safe yield of the 
groundwater basin.  Water management programs such as 
conjunctive use and recharge programs will also be 
considered.  The City shall use this information to 
determine the most appropriate long-term water supply to 
serve Wheatland.   

 
Policy 5.C.2. If the results of studies undertaken pursuant to Policy 5.C.1 

indicate an imbalance between safe groundwater yield and 
projected water requirements, the City shall develop a 
response plan to address the imbalance.  This response plan 
will include an appropriate mix of water conservation 
measures, reuse, surface water supplements, and other 
water management techniques. 

 
Policy 5.C.3. The City shall promote efficient water use and reduced 

N/A 
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water demand by: 

 
a) Requiring water-conserving building design and 

equipment in new construction; 
b) Encouraging water-conserving landscaping and other 

conservation measures; and 
c) Encouraging retrofitting of existing development with 

water-conserving devices. 
 

Policy 5.C.4. The City shall work with other agencies to promote water 
conservation measures countywide for both urban and 
agricultural uses. 

 
Policy 5.C.5. The City shall only approve new development that relies 

on an adequate City water supply and delivery system. 
 
Policy 5.C.6. The City shall plan, secure funding for, and procure 

sufficient water treatment capacity and infrastructure to 
meet projected water demands.  

 
Policy 5.C.7. The City shall investigate processes for monitoring water 

demand growth trends to anticipate water supply needs.  
 
Policy 5.C.8. The City shall monitor water quality regularly to ensure 

that safe drinking water standards are met and maintained 
in accordance with State and EPA regulations and take 
necessary measures to prevent contamination.  

 
Policy 5.C.9. The City shall ensure that water supply capacity and 
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infrastructure are in place prior to granting building 
permits for new development.  

 
Policy 5.C.10. The City shall ensure through the development review 

process that public facilities and infrastructure are designed 
to meet ultimate capacity needs, pursuant to a master plan, 
to avoid the need for future replacement to achieve 
upsizing.  

 
Policy 5.C.11.  The City shall ensure adequate water pressure throughout 

the urban area for fire protection purposes. 
 
Goal 8.A To protect and enhance the natural quantity and qualities of 

the Wheatland area’s rivers, creeks, sloughs, and ground-
water. 

 
Policy 8.A.1. The City shall cooperate with Yuba County in the 

conservation of Bear River and Dry Creek for the 
protection of water resources and open space qualities. 

 
Policy 8.A.2. The City shall monitor any activities that may degrade the 

aquifers of Bear River or Dry Creek as it impacts City 
water supply and shall support the maintenance of high 
water quality in these water bodies. 

 
Policy 8.A.3.  The City shall cooperate with other jurisdictions in jointly 

studying the potential for using surface water sources to 
balance the groundwater supply so as to protect against 
aquifer overdrafts and water quality degradation. 
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Policy 8.A.4. The City shall help protect groundwater resources from 

overdraft by promoting water conservation and 
groundwater recharge efforts. 

 
Policy 8.A.5. The City shall require proposed developments to comply 

with streambed alteration and watershed protection 
regulations as administered by the California Department 
of Fish and Game and regulations adopted by the 
Environmental Health Department. 

 
Policy 8.A.7. The City shall retain to the extent feasible the 

environmental and ecological features of the creeks, 
sloughs and rivers in their natural state.  

 
Policy 8.A.8. The City shall endeavor to protect, preserve, and improve 

riparian corridors. 
 
Policy 8.A.9. The City shall require runoff controls in conjunction with 

development projects and agriculture production to limit 
toxics and nutrients from entering waterways. 

 
Mitigation Measures 
None Required. 
4.9 Land Use and Planning 

4.9-1 The General Plan Update would not 
physically divide an established 
community, or detract from existing 
areas within the City of Wheatland.   

LTS Proposed General Plan Update 
Goal 1.A To grow in an orderly pattern consistent with economic, 

social and environmental needs, while preserving 
Wheatland’s small town character, and historic 

N/A 
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 significance. 

 
Policy 1.A.2.  The City shall ensure that development occurs in an 

orderly sequence based on the logical and practical 
extension of public facilities and services. 

 
Policy 1.A.5. The City shall encourage the acquisition of Community 

Development Block Grants (CDBG) to revitalize infill 
areas. 

 
Policy 1.A.11. The City shall require future large planning efforts, 

including specific plans, to provide an appropriate jobs-
housing balance to ensure an adequate mix of economic 
and residential opportunities. 

 
Goal 1.B To provide adequate land in a range of residential densities 

to accommodate the housing needs of all income groups 
expected to reside in Wheatland. 

 
Policy 1.B.1. The City shall support residential development at a man-

ageable pace to achieve its fair share of regional housing 
needs and provide for orderly extension of infrastructure 
and public services. 

 
Policy 1.B.2. The City shall require residential project design to reflect 

and consider natural features, noise exposure of residents, 
visibility of structures, circulation, access, and the relation-
ship of the project to surrounding uses.  Residential densi-
ties and lot patterns will be determined by these and other 



Final EIR 
Wheatland General Plan Update  

May 2006 

 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 68 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
factors.   

 
Policy 1.B.3. The City shall discourage the development of isolated, 

remote, disconnected, and/or gated residential projects, 
which do not contribute to the sense of an integrated 
community. 

 
Policy 1.B.4. The City shall encourage multi-family housing to be 

located throughout the community, but especially near 
transportation corridors, Downtown, major commercial 
areas, neighborhood commercial centers, and employment 
centers. 

 
Policy 1.B.5. The City shall discourage leapfrog development and 

development in peninsulas extending into agricultural 
lands to avoid adverse effects on agricultural operations. 

 
Goal 1.C  To provide for new residential development in planned 

neighborhoods to be developed in an orderly style and 
designed to promote walking, bicycling, and transit use. 

 
Policy 1.C.1. The City shall promote new residential development in a 

range of residential densities that reflects the positive 
qualities of Wheatland’s existing residential neighborhoods 
(e.g., street trees, pedestrian-orientation, mix of housing 
types and sizes). 

 
Policy 1.C.2. The City shall encourage the creation of well-defined 

residential neighborhoods.  Each neighborhood should 
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have a clear focal point, such as a park, school, or other 
open space and community facility, and shall be designed 
to promote pedestrian convenience.   

 
Policy 1.C.3. The City shall encourage the development of new 

neighborhoods that are walkable and connected to the 
existing city core as well as each other. 

 
Policy 1.C.4. The City shall require that development plans for new 

residential neighborhoods address the following: 
 

a. The distribution, location, and extent of land uses, 
including standards for land use intensity. 

b. Compatibility of new development with adjacent 
existing and proposed development. 

c. Provision of a range of housing types to ensure 
socially- and economically-integrated neighborhoods. 

d. Distribution and location of roadways, including 
design standards for and the precise alignment of 
arterial, collector, and local streets, and bikeways. 

e. Provisions for the extension of the existing city 
roadway system into new development areas.  New 
development shall be linked to adjacent existing 
neighborhoods and planned neighborhoods by 
collector and local streets. . 

f. Provisions for adequate schools and child care 
facilities. 
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g. Distribution and location of neighborhood commercial 

centers, parks, schools, child care centers, and other 
public- and public and quasi-public facilities. 

h. Provisions for linking residential neighborhoods, 
parks, schools, Downtown, shopping areas, and 
employment centers through a system of pedestrian 
pathways, bicycle routes, and linear open-space 
corridors along sloughs, Dry Creek, and the Bear 
River. 

i. Provisions for development phasing to ensure orderly 
and contiguous development consistent with 
population projections of the General Plan, and Policy 
1.A.4. 

j. Provisions for minimizing conflicts between new 
development and agricultural uses. 

 
Policy 1.C.5. The City shall require residential subdivisions to provide 

well-connected internal and external street, bicycle, and 
pedestrian systems. 

 
Policy 1.C.6. The City shall encourage installation of current and 

emerging technological infrastructure in new and existing 
development for home telecommuting and electric vehicles 
charging. 

 
Goal 1.D To conserve and enhance the best qualities of existing 

residential neighborhoods as the city grows. 
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Policy 1.D.1. The City shall ensure that decisions concerning land use 

and development are not detrimental to the positive 
character and identity of Wheatland’s existing residential 
neighborhoods. 

 
Policy 1.D.2. The City shall sponsor community volunteer clean-up 

campaigns. 
 
Policy 1.D.3. The City shall encourage infill and reuse in existing neigh-

borhoods that maintain the character and quality of the 
surrounding neighborhood and does not negatively affect 
surrounding land uses. 

 
Policy 1.D.4. The City shall promote street tree planting and 

maintenance and seek ways to establish ongoing funding 
for street tree maintenance.   

 
Policy 1.D.5. The City shall provide for infrastructure improvements in 

older neighborhoods through redevelopment funding. 
 
Policy 1.D.6. The City shall enforce City nuisance and fire safety 

ordinances for property and buildings that become 
eyesores and present health and safety problems. 

 
Goal 1.F To develop and maintain an economically, socially, and 

physically attractive Downtown. 
 
Policy 1.F.1. The City shall work with downtown property and business 

owners to revitalize and extend the downtown east to the 
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proposed civic center. 

 
Policy 1.F.2. The City shall form a Redevelopment Agency to initiate 

Downtown revitalization programs. 
 
Policy 1.F.3. The City shall work with Downtown property and business 

owners to form a Downtown Improvement Association. 
 
Policy 1.F.4. The City shall work jointly with Downtown property and 

business owners to create and support programs that 
improve the appearance of Downtown.  These can include 
clean-ups, active Building Code and other City Code 
enforcement, and beautification programs. 

 
Policy 1.F.5. The City shall promote the overall safety in Downtown 

through greater police visibility, increased lighting, and 
protection for pedestrians. 

 
Mitigation Measures 
None Required. 

4.9-2 Development associated with the 
General Plan Update would 
substantially alter the character of 
Wheatland. 

 

S Proposed General Plan Update 
Goal 1.A  To grow in an orderly pattern consistent with economic, 

social and environmental needs, while preserving 
Wheatland’s small town character, and historic 
significance. 

 
Policy 1.A.1.  The City shall strive to preserve Wheatland’s traditional 

small-town qualities and historic heritage, while expanding 
its residential and employment base. 

SU 
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Policy 1.A.3.  The City shall designate land for development consistent 

with the needs of the community and consistent with its 
efforts to maintain a positive fiscal balance for the City. 
 

Policy 1.A.11. The City shall require future large planning efforts, 
including specific plans, to provide an appropriate jobs-
housing balance to ensure an adequate mix of economic 
and residential opportunities. 

 
Goal 1.G To support development of employment uses to meet the 

present and future needs of Wheatland residents for jobs 
and to maintain Wheatland’s economic vitality. 

 
Policy 1.G.1. The City shall designate specific areas suitable for 

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

 
Policy 1.G.2. The City shall only approve new employment development 

that has adequate infrastructure and services.  Employment 
development shall be required to provide sufficient buffer-
ing from residential areas to avoid impacts associated with 
noise, odors and the potential release of hazardous materi-
als. 

 
Policy 1.G.3. The City shall promote the development of new high 

technology uses in the employment locations near the SR 
65 bypass. 
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Policy 1.G.4. The City shall promote the development of business park 

and research and development uses in Wheatland. 
 
Policy 1.G.5. The City shall require new developments projects to pay 

their fair share of infrastructure construction costs as 
pursuant to the City’s Fee Study.  

 
Policy 1.G.6. The City shall require that proposed commercial, 

employment and residential development is phased in 
order to insure the continuation of an adequate tax base to 
fund necessary infrastructure and City services.  

 
Policy 1.G.7. The City shall ensure that intensive industrial or 

manufacturing uses are located in areas compatible with 
adjacent use. 

 
Mitigation Measures 
None Feasible. 

4.9-3 The General Plan Update may result 
in conflict with existing plans or 
regulations. 

 

LTS Proposed General Plan Update 
Goals 1.A  To grow in an orderly pattern consistent with economic, 

social and environmental needs, while preserving 
Wheatland’s small town character, and historic 
significance. 

 
Policy 1.A.6.    The City shall work with the Sacramento Area Council of 

Governments (SACOG) and Yuba County to coordinate 
the City’s General Plan with regional planning efforts. 

 

N/A 
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Policy 1.A.8.   The City shall establish a Memorandum of Understanding 

with Yuba County in order to maintain agricultural 
preservation zoning on farmland surrounding the city.   

 
Policy 1.A.10.  The City shall assure that the Zoning Ordinance and 

Zoning Map are consistent with the General Plan. 
 
Goal 1.H To maintain land as Urban Reserve for consideration for 

future development. 
 
Policy 1.H.1. No urban development of Urban Reserve areas will be 

permitted without a General Plan amendment.  No General 
Plan amendment will be considered without an analysis 
that includes the factors listed in Policy 1.H.2. 

 
Mitigation Measures 
None Required. 

4.9-4 The General Plan Update may result 
in land use conflicts, and 
incompatibility between existing, and 
proposed land uses.  

 

LTS Proposed General Plan Update 
Goal 1.G  To support development of employment uses to meet the 

present and future needs of Wheatland residents for jobs 
and to maintain Wheatland’s economic vitality. 

 
Policy 1.G.1. The City shall designate specific areas suitable for 

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

 
Policy 1.G.2. The City shall only approve new employment development 

that has adequate infrastructure and services.  Employment 

N/A 
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development shall be required to provide sufficient buffer-
ing from residential areas to avoid impacts associated with 
noise, odors and the potential release of hazardous materi-
als. 

 
Policy 1.G.3. The City shall promote the development of new high 

technology uses in the employment locations near the SR 
65 bypass. 

 
Policy 1.G.4. The City shall promote the development of business park 

and research and development uses in Wheatland. 
 
Policy 1.G.5. The City shall require new developments projects to pay 

their fair share of infrastructure construction costs as 
pursuant to the City’s Fee Study.  

 
Policy 1.G.6. The City shall require that proposed commercial, 

employment and residential development is phased in 
order to insure the continuation of an adequate tax base to 
fund necessary infrastructure and City services.  

 
Policy 1.G.7. The City shall ensure that intensive industrial or 

manufacturing uses are located in areas compatible with 
adjacent use. 

 
Goal 1.I  To maintain the productivity and minimize developments 

affects on agricultural lands surrounding Wheatland. 
 
Policy 1.I.1. The City shall discourage leapfrog development and 
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development in peninsulas extending into agricultural 
lands to avoid adverse effects on agricultural operations.  

 
Policy 1.I.2. The City shall support the local agricultural economy by 

encouraging the location of agricultural support industries 
in the city, establishing and promoting marketing of local 
farm products, exploring economic incentives, and support 
for continuing agricultural uses adjacent to the city, and 
providing its fair share of adequate housing to meet the 
needs of agricultural labor. 

 
Policy 1.I.3. The City shall promote good neighbor policy between 

residential property owners and adjacent farming opera-
tions by supporting the right of the farmers and ranchers to 
conduct agricultural operations in compliance with state 
laws. 

 
Policy 1.I.4. The City shall work with agribusiness to reduce vandalism, 

trespassing, roadway hazards, and other public safety 
issues. 

 
Mitigation Measures 
None Required. 

4.10 Mineral Resources 
4.10-1 Development associated with the 

proposed General Plan Update would 
not result in the loss of availability of 
a known mineral resource that would 
be of value to the region and the 

NI Proposed General Plan Update 
Goals 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.1. The City shall support the preservation and enhancement 

N/A 
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residents of the state. 

 
of natural land forms, natural vegetation, and natural 
resources as open space to the maximum extent feasible.   

 
Mitigation Measures 
None Required. 

4.10-2 Development associated with the 
proposed General Plan Update would 
not result in the loss of availability of 
a locally important mineral resource 
recovery site delineated on a local 
general plan, specific plan or other 
land use plan. 

 

NI Proposed General Plan Update 
Goals 8.D To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.1. The City shall support the preservation and enhancement 

of natural land forms, natural vegetation, and natural 
resources as open space to the maximum extent feasible. 

 
Mitigation Measures 
None Required. 

N/A 

4.11 Noise 
4.11-1 Development of noise-sensitive land 

uses within existing noise-impacted 
areas. 

 

LTS Proposed General Plan Update 
Goal 9.G  To protect Wheatland residents from the harmful and 

annoying effects of exposure to excessive noise. 
 

Policy 9.G.1 The City shall prohibit development of new noise-
sensitive land uses where the noise level due to non-
transportation noise sources will exceed the noise level 
standards of Table 9-1 as measured immediately within 
the property line of the new development, unless effective 
noise mitigation measures have been incorporated into 
the development design to achieve the standards set out in 
Table 4.11-8. 

 

N/A 
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Policy 9.G.2.  The City shall require that noise created by new non-

transportation sources be mitigated so as not to exceed the 
noise level standards of Table 4.11-8 as measured 
immediately within the property line of lands designated 
for noise-sensitive uses. 
 

Policy 9.G.3 Where proposed non-residential land uses are likely to 
produce noise levels exceeding the performance standards 
of Table 9-1 at existing or planned noise-sensitive uses, the 
City shall require an acoustical analysis as part of the 
environmental review process so that noise mitigation may 
be included in the project design. The acoustical analysis 
shall meet the following requirements: 

 
a) It shall be the financial responsibility of the applicant. 

 
b) It shall be prepared by a qualified person experienced 

in the fields of environmental noise assessment and 
architectural acoustics. 
 

c) It shall include representative noise level 
measurements with sufficient sampling periods and 
locations to adequately describe local conditions and 
the predominant noise sources. 
 

d) It shall include estimates of existing and projected 
cumulative (20 years) noise levels in terms of Ldn or 
CNEL and/or the standards of Table 4.11-7, and 
compare those levels to the policies and standards of 
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this section of the General Plan. 
 

e) It shall recommend appropriate mitigation to achieve 
compliance with the policies and standards of this 
section of the General Plan, giving preference to 
proper site planning and design over mitigation 
measures which require the construction of noise 
barriers or structural modifications to buildings which 
contain noise-sensitive land uses. Where the noise 
source in question consists of intermittent single 
events, the report must address the effects of 
maximum noise levels in sleeping rooms in terms of 
possible sleep disturbance. 
 

f) It shall include estimates of noise exposure after the 
prescribed mitigation measures have been 
implemented. 
 

g) It shall describe a post-project assessment program, 
which could be used to evaluate the effectiveness of 
the proposed mitigation measures. 

 
Policy 9.G.4.  The City shall prohibit new development of noise-sensitive 

land uses in areas exposed to existing or projected levels of 
noise from transportation noise sources which exceed the 
levels set out in Table 4.11-7, unless the project design 
includes effective mitigation measures to reduce exterior 
noise and noise levels in interior spaces to the levels set out 
in Table 4.11-7. 
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Goal 9.H  To protect the economic base of the City by preventing 

incompatible land uses from encroaching upon existing or 
planned noise-producing uses. 

 
Policy 9.H.1.  Where noise-sensitive land uses are proposed in areas 

exposed to existing or projected exterior noise levels 
exceeding the levels set out in Table 4.11-7 or the 
performance standards of Table 4.11-7, an acoustical 
analysis shall be required as part of the environmental 
review process so that noise mitigation may be included in 
the project design. 

 
Policy 9.H.2.  Where noise mitigation measures are required to achieve 

the standards of Tables 4.11-7 and 4.11-8, the emphasis in 
such measures shall be placed upon site planning and 
project design. The use of noise barriers shall be 
considered as a means of achieving the noise standards 
only after all other practical design-related noise mitigation 
measures have been integrated into the project. 

 
Policy 9.H.3.  The City shall support the Right-to-Farm Ordinance, 

especially as it relates to noise emanating from the 
agricultural operations adjacent to urban uses. 

 
Mitigation Measures 
None Required. 

4.11-2 Construction of new roadways or 
improvements to existing roadways, 

LTS Proposed General Plan Update 
Goal 9.G  To protect Wheatland residents from the harmful and 

N/A 
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and various projects pursuant to the 
General Plan Update in Noise-
Sensitive Areas. 

 

annoying effects of exposure to excessive noise. 
 

Policy 9.G.5.  The noise created by new transportation noise sources shall 
be mitigated so as not to exceed the levels specified in 
Table 4.11-8 at outdoor activity areas or interior spaces of 
existing noise-sensitive land uses. 

 
Policy 9.G.6.  New roadway improvement projects will be needed to 

accommodate development permitted according to the 
Land Use Diagram. Where existing noise-sensitive uses 
may be exposed to increased noise levels due to increased 
roadway capacity and increases in travel speeds associated 
with roadway improvements, the City will apply the 
following criteria to determine the significance of increases 
in noise related to roadway improvement projects: 

 
a) Where existing traffic noise levels are less than 60 dB 

Ldn at the outdoor activity areas of noise-sensitive 
uses, a +5 dB Ldn increase in noise levels due to a 
roadway improvement project will be considered 
significant; and 
 

b) Where existing traffic noise levels range between 60 
and 65 dB Ldn at the outdoor activity areas of noise-
sensitive uses, a +3 dB Ldn increase in noise levels 
due to a roadway improvement project will be 
considered significant; and 
 

c) Where existing traffic noise levels are greater than 65 
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dB Ldn at the outdoor activity areas of noise-sensitive 
uses, a +1.5 dB Ldn increase in noise levels due to a 
roadway improvement project will be considered 
significant. 

 
Policy 9.G.7.  An increase of 3 dB Ldn or greater due to additional traffic 

volumes is considered a potentially significant impact. 
 
Mitigation Measures 
None Required. 

4.11-3 Compatibility between Beale Air 
Force Base and noise-sensitive uses 
developed within the General Plan 
Update study area.  

 

PS Proposed General Plan Update 
Goal 9.H  To protect the economic base of the City by preventing 

incompatible land uses from encroaching upon existing or 
planned noise-producing uses. 

 
Policy 9.H.4.  The City shall work with the Sacramento Area Council of 

Governments (SACOG) to ensure that City’s noise policies 
and contours are consistent with the Beale Air Force Base 
Land Use Plan. 

 
Mitigation Measures 
4.11-3 The City shall review all development applications on a 

case-by-case basis for conflicts with the Beale Air Force 
Base Comprehensive Land Use Plan.  If appropriate, 
adequate measures shall be incorporated into projects in 
order to prevent exposure to adverse noise levels. 

LTS 

4.11-4 Compatibility between railroad noise 
and noise-sensitive uses developed 
within the General Plan Update study 

LTS Proposed General Plan Update 
Goal 9.G  To protect Wheatland residents from the harmful and 

annoying effects of exposure to excessive noise. 

N/A 
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area.  

 
 
Policy 9.G.3 Where proposed non-residential land uses are likely to 

produce noise levels exceeding the performance standards 
of Table 4.11-7 at existing or planned noise-sensitive uses, 
the City shall require an acoustical analysis as part of the 
environmental review process so that noise mitigation may 
be included in the project design. The acoustical analysis 
shall meet the following requirements: 

 
a) It shall be the financial responsibility of the applicant. 

 
b) It shall be prepared by a qualified person experienced 

in the fields of environmental noise assessment and 
architectural acoustics. 
 

c) It shall include representative noise level 
measurements with sufficient sampling periods and 
locations to adequately describe local conditions and 
the predominant noise sources. 
 

d) It shall include estimates of existing and projected 
cumulative (20 years) noise levels in terms of Ldn or 
CNEL and/or the standards of Table 4.11-7, and 
compare those levels to the policies and standards of 
this section of the General Plan. 
 

e) It shall recommend appropriate mitigation to achieve 
compliance with the policies and standards of this 
section of the General Plan, giving preference to 
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proper site planning and design over mitigation 
measures which require the construction of noise 
barriers or structural modifications to buildings which 
contain noise-sensitive land uses. Where the noise 
source in question consists of intermittent single 
events, the report must address the effects of 
maximum noise levels in sleeping rooms in terms of 
possible sleep disturbance. 
 

f) It shall include estimates of noise exposure after the 
prescribed mitigation measures have been 
implemented. 
 

g) It shall describe a post-project assessment program, 
which could be used to evaluate the effectiveness of 
the proposed mitigation measures. 

 
Policy 9.G.4.  The City shall prohibit new development of noise-sensitive 

land uses in areas exposed to existing or projected levels of 
noise from transportation noise sources which exceed the 
levels set out in Table 4.11-8, unless the project design 
includes effective mitigation measures to reduce exterior 
noise and noise levels in interior spaces to the levels set out 
in Table 4.11-8. 

 
Mitigation Measures 
None Required. 

4.11-5 Noise impacts associated with 
increased traffic on City streets 

S Proposed General Plan Update 
Goal 9.G To protect Wheatland residents from the harmful and 

SU 
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resulting from buildout of the General 
Plan Update study area 

 

annoying effects of exposure to excessive noise. 
 

Policy 9.G.6. New roadway improvement projects will be needed to 
accommodate development permitted according to the 
Land Use Diagram.  Where existing noise-sensitive uses 
may be exposed to increased noise levels due to increased 
roadway capacity and increases in travel speeds associated 
with roadway improvements, the City will apply the 
following criteria to determine the significance of increases 
in noise related to roadway improvement projects: 
 
a. Where existing traffic noise levels are less than 60 dB 

Ldn at the outdoor activity areas of noise-sensitive 
uses, a +5 dB Ldn increase in noise levels due to a 
roadway improvement project will be considered 
significant; and 

b. Where existing traffic noise levels range between 60 
and 65 dB Ldn at the outdoor activity areas of noise-
sensitive uses, a +3 dB Ldn increase in noise levels due 
to a roadway improvement project will be considered 
significant; and 

c. Where existing traffic noise levels are greater than 65 
dB Ldn at the outdoor activity areas of noise-sensitive 
uses, a + 1.5 dB Ldn increase in noise levels due to a 
roadway improvement project will be considered 
significant. 

 
Policy 9.G.7. An increase of 3 dB Ldn or greater due to additional traffic 
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volumes is considered a potentially significant impact. 

 
Mitigation Measures 
4.11-5 The City shall work to develop a citywide traffic noise 

abatement program for the express purpose of reducing 
traffic noise exposure at existing residential uses, which 
are affected by traffic noise levels in excess of the City’s 
noise level standards.  The program should include the 
following specific aspects for noise abatement 
consideration where reasonable and feasible: 

 
1. Noise barrier retrofits. 
2. Truck usage restrictions. 
3. Reduction of speed limits. 
4. Use of quieter paving materials. 
5. Building façade sound insulation. 
6. Traffic calming. 
7. Additional enforcement of speed limits and exhaust 

noise laws. 
8. Signal timing. 

4.12 Population and Housing 
4.12-1 Impacts related to the substantial 

increase in population.  
 

LTS Proposed General Plan Update 
Goal 5.A  To ensure the timely development of public facilities and 

services, and the maintenance of specified service levels 
for public facilities. 

 
Policy 5.A.1. The City shall ensure through the development review 

process that adequate public facilities and services are 
available to serve new development.  The City shall not 

N/A 
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approve new development where existing facilities are 
inadequate unless the following conditions are met: 

 
a. The applicant can demonstrate that all necessary 

public facilities will be installed or adequately 
financed (through fees or other means); and 

 
b. The facility improvements are consistent with 

applicable master or facility plans adopted by the City. 
 

Policy 5.A.2. The City shall require development proposals to include 
plans for development and financing of public facilities 
and services. 

 
Policy 5.A.3. The City shall prepare and annually review facility master 

plans, and every five years update the plans to ensure 
compliance with appropriate state and federal laws, use of 
modern and cost-effective technologies, and compatibility 
with current land use policy. 

 
Policy 5.A.4. Through fiscal revenues generated by new development, 

the City shall expand, as needed, general government 
services (e.g., City administrative services) in connection 
with new development. 

 
Policy 5.A.5. The City shall prepare and annually review the 

Infrastructure Financing Plan (IFP) and every five years 
update the IFP to ensure the implementation and adequacy 
of the Plan. 
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Policy 5.A.8. The City shall ensure through the development review 

process that public facilities and infrastructure are designed 
and constructed to meet ultimate capacity needs, pursuant 
to a master plan, to avoid the need for future replacement 
to achieve upsizing.  

 
Policy 5.A.9. The City shall ensure through the development review 

process that public facilities and infrastructure are designed 
to meet ultimate capacity needs, pursuant to a master plan, 
to avoid the need for future replacement to achieve 
upsizing. For facilities subject to incremental sizing, the 
initial design shall include adequate land area and any 
other elements not easily expanded in the future.  

 
Mitigation Measures 
None Required. 

4.12-2 Impacts related to the displacement 
of existing housing or people 
necessitating the construction of 
replacement housing elsewhere. 

 

LTS Proposed General Plan Update 
Goal 4.A  Provide for the City’s regional share of new housing for all 

income groups. 
 
Policy 4.A.1.   The City shall continue to monitor residential land use 

designations and zoning annually to ensure that sufficient 
land is designated and zoned at various densities to meet 
the City’s regional share of housing. 

 
Policy 4.A.2. The City shall designate and zone areas for higher density 

residential development that are within or adjacent to 
existing developed areas in which public facilities and 

N/A 
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services can be extended, or within large, master planned 
developments which have the financial capability of 
providing needed public facilities and services for higher 
density development. 

 
Policy 4.A.3.   The City shall ensure that developers and residents are 

made aware of key housing programs and development 
opportunities. 

 
Policy 4.A.5. The City shall work with other public agencies and private 

organizations to build affordable housing. 
 
Goal 4.B  Improve/conserve the supply of existing housing. 
 
Policy 4.B.1.  The City shall encourage the preservation of existing 

neighborhoods and the provision of safe and sanitary 
housing for all residents. 

 
Policy 4.B.2. The City shall encourage the preservation and 

rehabilitation of the existing affordable housing stock. 
 
Policy 4.B.3. The City shall support efforts to prevent substandard 

homes from becoming dilapidated structures. 
 
Policy 4.B.4. The City shall inspect and identify code violations in 

residential buildings. 
 
Policy 4.B.5. The City shall require the abatement or demolition of 

substandard housing that is not economically feasible to 
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repair. 

 
Policy 4.B.6. The City shall periodically survey housing conditions to 

maintain a current database on housing conditions. 
 
Policy 4.B.7. The City shall ensure that potential developers, landlords, 

and income-eligible homeowners are aware of available 
affordable rehabilitation programs provided by Yuba 
County. 

 
Goal 4.C Meet the special housing needs of homeless persons, 

seniors, large families, disabled persons and farm-workers. 
 
Policy 4.C.1. The City shall provide referrals for housing and services to 

homeless persons. 
 
Policy 4.C.2.  The City shall promote increased housing opportunities for 

seniors, large families, and disabled persons. 
 
Policy 4.C.3.  The City shall encourage developers of rental units to build 

units for large families. 
 
Policy 4.C.4.  The City shall encourage the incorporation of childcare in 

residential areas and employment-based land uses to help 
households with young children. 

 
Policy 4.C.5. The City shall provide reasonable accommodation for 

individuals with disabilities to ensure equal access to 
housing. 
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Mitigation Measures 
None Required. 

4.12-3 Impacts related to the housing/ jobs 
ratio in the City of Wheatland study 
area.  

 

LTS Proposed General Plan Update 
Goal 1.A  To grow in an orderly pattern consistent with economic, 

social and environmental needs, while preserving 
Wheatland’s small town character, and historic 
significance. 

 
Policy1.A.11. The City shall require future large planning efforts, 

including specific plans, to provide an appropriate jobs-
housing balance to ensure an adequate mix of economic 
and residential opportunities. 

 
Goal 1.G To support development of employment uses to meet the 

present and future needs of Wheatland residents for jobs 
and to maintain Wheatland’s economic vitality. 

 
Policy 1.G.1. The City shall designate specific areas suitable for 

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

 
 
Mitigation Measures 
None Required. 

N/A 

4.13 Public Services 
4.13-1 Development associated with the 

proposed General Plan Update would 
PS Proposed General Plan Update 

Goal 5.G  To deter crime and to meet the growing demand for police 
LTS 
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increase the demand for law 
enforcement. 

 

services associated with increasing population and 
commercial/employment development in the city. 

 
Policy 5.G.1. Within the City's overall budgetary constraints, the City 

shall strive to maintain a staffing ratio of 2.0 personnel per 
1,000 residents (0.5 non-sworn and 1.5 sworn). 

 
Policy 5.G.2. Within the City's overall budgetary constraints, the City 

shall provide police support (including patrol and other 
vehicles, necessary equipment, and support personnel) 
sufficient to maintain its service standards. 

 
Policy 5.G.3. The City shall require new development to develop or fund 

police facilities and equipment that, at a minimum, 
financially support standards identified in Policy 5.H.1. 

 
Policy 5.G.4. The City shall require new development, as demonstrated 

through positive fiscal impacts or through specific funding 
mechanisms in the event of fiscal deficits, to fund police 
personnel and operations and maintenance that, at a 
minimum, maintain the above standards. 

 
Policy 5.G.5. The City shall include facilities for the Police Department 

in the new Civic Center. 
 
Policy 5.G.6. The City shall promote, and work with Yuba County to 

support, public safety programs, including neighborhood 
watch, child identification and fingerprinting, substance 
abuse prevention, violence prevention, conflict resolution, 
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and other public education and crime prevention efforts. 

 
Policy 5.G.7. The City shall work with Yuba County to promote services 

for children at risk of abuse, neglect, youth violence and 
exploitation. 

 
Policy 5.G.8. The City shall consider public safety issues in all aspects of 

public facility, commercial, and residential project design, 
including crime prevention through environmental design. 

 
Policy 5.G.9. The City shall increase levels of traffic enforcement, 

particularly along State Route 65. 
 
Mitigation Measures 
4.13-1  Prior to the issuance of any building permits, the project 

proponent shall pay the applicable police development fees 
in accordance with applicable City AB1600 fees and local 
policies. 

4.13-2 Development associated with the 
proposed General Plan Update would 
increase the demand for fire 
protection. 

 

PS Proposed General Plan Update 
Goal 5.H  To protect residents, employees, and visitors in Wheatland 

from injury and loss of life and to protect property from 
fires. 

 
Policy 5.H.1. The City shall establish a full-time fire department. 
 
Policy 5.H.2. The City shall, through adequate staffing and patrol 

arrangements, endeavor to maintain the minimum feasible 
response times for fire and emergency medical service 
(EMS) calls.  To this end, the City shall attempt to 

LTS 
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maintain the following fire flow and response time 
standards shown in Table 4.13-3:  

 
 
 

Table 4.13-3 
Fire Flow & Response Time Goals 

Type of Development Fire Flow 
Standard 

Response Standard 

Commercial and 
Employment 

3,500 gallons per 
minute (GPM) 

First response within 4 
minutes 

Multi-Family 2,500 GPM First response within 4 
minutes 

Single-Family 1,500 GPM First response within 4 
minutes 

 
Policy 5.H.3.  The City shall comply with the provisions of the Uniform 

Fire Code. 
 
Policy 5.H.4. The City shall require new development to develop or fund 

fire protection facilities that, at a minimum, maintain the 
above service level standards. 

 
Policy 5.H.5. The City shall require new development, as demonstrated 

through positive fiscal impacts or through specific funding 
mechanisms in the event of fiscal deficits, to fund fire 
protection personnel and operations and maintenance that, 
at a minimum, maintain the above standards. 
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Policy 5.H.6. The City shall assure consistent and full fire protection on 

both sides of Highway 65. 
 
Policy 5.H.7. The City Fire Department shall attempt to maintain 

response time of four minutes for emergency medical 
service (EMS) calls. 

 
Policy 5.H.8. The City shall include a fire station in the new Civic 

Center. 
 

Mitigation Measures 
4.13-2 Prior to the issuance of any building permits, the project 

proponent shall pay the applicable fire development fees in 
accordance with applicable City AB1600 fees and local 
policies. 

4.13-3 Development associated with the 
proposed General Plan Update would 
increase the demand for school 
facilities. 

 

PS Proposed General Plan Update 
Goal 6.D  To provide for the educational needs of all Wheatland 

residents. 
 
Policy 6.D.1. The City shall work with the Wheatland School District 

and Wheatland Union High School District in providing 
quality education facilities that will accommodate 
projected student growth by requiring that impacts created 
by developments are mitigated in a manner acceptable to 
the School District, to the extent legally feasible.  

 
Policy 6.D.2. The City shall encourage the provision of social, 

recreational, and educational services that complement and 
enrich those provided by public, private, and parochial 

LTS 
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educational facilities. 

 
Policy 6.D.3. The City shall encourage the use of schools as community 

and neighborhood centers to provide a range of services. 
 
Policy 6.D.4. The City shall support the development of appropriately-

located private school facilities to provide additional 
educational facilities in Wheatland. 

 
Policy 6.D.5. The City shall work with Yuba College and other 

institutions to provide post secondary education and to 
ensure that higher education programs and facilities are 
available to residents of Wheatland. 

 
Policy 6.D.6. The City shall seek to locate a higher education facility 

within the city limits to serve the needs of Wheatland 
residents and to support future economic growth. 

 
Policy 6.D.7. The City shall encourage educational facilities to offer job-

training and retraining programs to assist Wheatland 
residents. 

 
Policy 6.D.8. The City, Wheatland School District, and Wheatland 

Union High School District shall explore the potential for 
joint financing and use of services and facilities for the 
community to meet mutual needs. 

 
Goal 6.E To ensure that adequate school facilities are available and 

appropriately located to meet the needs of Wheatland 
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residents. 

 
Policy 6.E.1. The City shall work cooperatively with the Wheatland 

School District and Wheatland Union High School District 
in monitoring housing, population, and school enrollment 
trends and in planning for future school facility needs, and 
shall assist the District in locating appropriate sites for new 
schools. 

 
Policy 6.E.2. The City's land use planning shall be coordinated with the 

planning of school facilities and shall involve the 
Wheatland School District and Wheatland Union High 
School District, in the early stages of the land use planning 
process. 

 
Policy 6.E.3. The City shall plan and approve residential uses that are 

accessible to school sites in order to enhance 
neighborhoods, minimize transportation requirements and 
costs, and minimize safety problems. 

 
Policy 6.E.4. The City shall encourage school facility siting that 

establishes schools as focal points within the neighborhood 
and community. 

 
Policy 6.E.5. The City shall encourage the location of schools in areas 

with safe pedestrian and bicycle access. 
 
Policy 6.E.6. The City shall encourage the design and improvement of 

school facilities to provide adequate off-street parking and 
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areas for student pick-up and drop-off to minimize safety 
problems and neighborhood impacts. 

 
Policy 6.E.7. The City shall work with the Wheatland School District 

and Wheatland Union High School District to obtain “Safe 
Routes to Schools” grants.  These grants will provide safe 
bike routes to schools, crossing guards at intersections, 
designated vehicle drop off routes, and child drop off 
zones. 

 
Policy 6.E.8. The City shall work closely with the Wheatland School 

District and Wheatland Union High School District to 
secure adequate funding for new school facilities and, 
where legally feasible, the City shall provide a mechanism 
which, along with state and local resources, requires 
development projects to satisfy the district's financing 
program based upon their impaction.  The funding should 
equate to the needs described in the District’s School 
Facilities Master Plan by residential, commercial, and 
industrial land uses. 

 
Policy 6.E.9. The City and residential developers should coordinate with 

the Wheatland School District and Wheatland Union High 
School District to ensure that needed school facilities are 
available for use in a timely manner. 

 
Mitigation Measures 
4.13-3 Prior to issuance of any building permits, the project 

proponent shall pay the applicable fees to the Wheatland 
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School District and the Wheatland Union High School 
District. 

4.13-4 Development associated with the 
proposed General Plan Update would 
increase the demand for educational 
facilities. 

 

LTS Proposed General Plan Update 
Goal 6.G To ensure that library facilities are available to all current 

and future Wheatland residents, in order to carry out the 
library’s mission, which is “to inform, to enhance the 
quality of life, and to foster lifelong learning.” 

 
Policy 6.G.1. The City shall develop library facilities as part of the new 

Civic Center. 
 
Policy 6.G.2. The City shall require new development to fund its fair 

share of new library facilities. 
 
Policy 6.G.3. The City shall strive to maintain library standards. 
 
Policy 6.G.4. The City shall work with the Wheatland School District, 

Wheatland Union High School District, Yuba County 
Library System, and Yuba College to provide library 
services to the community. 

 
Mitigation Measures 
None Required. 

N/A 

4.13-5 Impacts related to gas and electrical 
facilities. 

 

LTS Proposed General Plan Update 
Goal 5.J To promote adequate levels of utility services provided by 

private companies and to ensure that these are constructed 
in a fashion that minimize their negative effects on 
surrounding development. 

 

N/A 



Final EIR 
Wheatland General Plan Update  

May 2006 

 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 101 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
Policy 5.J.1.  The City shall communicate its major development plans 

with utility companies and coordinate planning of facility 
extensions. 

 
Policy 5.J.2.  The City shall require underground electrical distribution 

utility lines in new developments and areas that are 
redeveloped, except where infeasible for operational 
reasons. 

 
Policy 5.J.3.  The City shall promote technological improvements and 

upgrading of utility services in Wheatland. 
 
Policy 5.J.4.  The City shall coordinate with gas and electricity service 

providers to locate and design gas and electric systems to 
minimize environmental and other impacts to existing and 
future residents. 

 
Mitigation Measures 
None Required. 

4.13-6 Impacts related to 
telecommunications and information 
technology infrastructure. 

 
 

LTS Proposed General Plan Update 
Goal 5.K To expand the use of information technology as a 

communication tool in order to improve personal 
convenience, to reduce dependency on nonrenewable 
resources, to take advantage of the ecological and financial 
efficiencies of new technologies, and to develop a better-
informed citizenry. 

 
Policy 5.K.1.  The City shall facilitate and support development of the 

infrastructure necessary for all residents to use and benefit 

N/A 
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from new communication technologies. 

 
Policy 5.K.2.  The City shall formally monitor information technology 

development and city infrastructure issues (both planning 
and enforcement). 

 
Policy 5.K.3.  The City shall work with Yuba County and other agencies 

to coordinate telecommunication infrastructure planning on 
a regional basis, both telephone and data. 

 
Policy 5.K.4.  The City shall strive to make essential City documents 

available for immediate retrieval by electronic transfer 
technologies. 

 
Policy 5.K.5.  The City shall incorporate a telecommunications center at 

the proposed Civic Center, which will allow video 
conferencing, telecommuting, and will provide an access 
point for electronic resources and general computer 
training to the public. 

 
Policy 5.K.6.  The City shall require that all new residential, commercial, 

and employment areas be wired for modern information 
technologies. 

 
Policy 5.K.7.  The City shall establish a website that will contain 

information about the City government, City services, and 
City produced documents in a downloadable format. 

 
Policy 5.K.8.  To minimize the visual impact of wireless communication 
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facilities (e.g., cell towers), the City shall encourage that 
they meet the following conditions: 

a.  Are located away from residential and open space 
areas; 

b.  Are not visibly intrusive to residential neighborhoods 
or public right-of-way; 

c.  When possible, are co-located with other wireless 
facilities on existing buildings, towers, poles, or other 
existing support structures; and, 

d.  Are painted, camouflaged, or textured in a manner as 
to reduce their visual impacts. 

 
Mitigation Measures 
None Required. 

4.14 Recreation 
4.14-1 Impacts related to neighborhood and 

regional parks or other recreational 
facilities.  

 

LTS Proposed General Plan Update 
Goal 6.A  To establish and maintain a public park system, 

recreational, and civic facilities suited to the needs of 
Wheatland residents, employees, and visitors. 

 
Policy 6.A.1. The City shall initiate the financing, design, and 

development of a City-owned community park adjacent to 
the new Civic Center site, in accordance with the Land 
Use Diagram. 

 
Policy 6.A.2. The City shall develop and promote the use of its park 

system to include a balance of passive and active 
recreation opportunities. 

 

N/A 
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Policy 6.A.3. The City shall strive to achieve the following standards for 

the development of City-owned park facilities, shown in 
Table 4.14-1.   

 
Policy 6.A.4. The City shall require new development to provide a 

minimum of 5 acres of parkland for every 1,000 new 
residents.  

 
Policy 6.A.5. The City shall strive to achieve the standards shown in 

Table 4.14-2 for existing or new sports and recreational 
facilities.  These standards may be satisfied through any 
combination or joint development of public facilities, 
private recreational facilities, and school facilities.   

 
Policy 6.A.6. The City shall recognize that standards for neighborhood 

park acreage are distinct from standards for sports fields 
and facilities acreage for baseball, softball, and soccer 
fields, skate parks, pools, gyms, and youth, senior, or civic 
centers. 

 
Policy 6.A.7. The City shall seek to establish and maintain a linear park 

system of greenbelts, bicycle paths, and pedestrian 
walkways that link city park facilities and other key 
destinations.  This linear park system should not be 
counted towards meeting acreage standards for 
neighborhood or community parks and recreation facilities. 

 
Policy 6.A.8. The City shall ensure that appropriate funding mechanisms 

are identified to adequately fund the development of new 
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parks and recreational facilities and the redevelopment of 
existing parks and recreational facilities. 

 
Policy 6.A.9. The City shall ensure that appropriate funding mechanisms 

are identified to cover the cost of maintaining parks and 
recreational facilities on an ongoing basis. 

 
Policy 6.A.10. The City shall consider the following factors in the design 

of new parks: 
 

a. Safety 
b. Security 

c. Maintenance 
d. Accessibility 

e. Landscaping complimentary to the surrounding 
 environment 

f. Travel distance of users 
g. Passive vs. active use areas 

h. Restroom facilities 
i. Citizen input 

j. Adequacy of off-street parking 
k. Flexibility for programming activities 

 
Policy 6.A.11.  The City shall investigate the potential for joint use 

agreements with the school districts for the use of shared-
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use park and school facilities.  

 
Policy 6.A.12. The City shall encourage local service clubs and non-profit 

organizations to participate in the development and 
improvement of City parks and recreation facilities. 

 
Policy 6.A.13. The City shall encourage the establishment or joint 

development of commercial or private recreation facilities 
within the Wheatland area.  

 
Policy 6.A.14. The City shall ensure that recreation facilities are sited to 

minimize negative impacts (i.e., parking, night lighting, 
excessive noise) on surrounding neighborhoods. 

 
Policy 6.A.15. The City shall prepare and implement a Parks Master Plan. 
 
Policy 6.A.16.  The City shall provide supervision of park areas to protect 

the rights of the users of the parks and reduce vandalism, 
and shall work with law enforcement agencies to eliminate 
crime at parks and recreation facilities. 

 
Goal 6.B  To develop a permanent, centralized home for City 

departments, while providing valuable public services and 
facilities within the Downtown area of Wheatland. 

 
Policy 6.B.1. The City shall develop a site plan for a Civic Center. 
 
Policy 6.B.2. The City shall develop the Civic Center, which will serve 

as the community gathering place and center for 
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community events and recreation.  The Civic Center shall 
reflect community history and help to establish the 
Downtown as a vibrant community center. 

 
Policy 6.B.3. The City shall develop the Civic Center to accommodate 

the Police Department, Fire Department, City Library and 
City Hall, and for possible expansion of Public Works and 
other City Departments as needed. 

 
Policy 6.B.4. The City shall locate the Civic Center west of the proposed 

Community Park along Spenceville Road (see the Land 
Use Diagram). 

 
Policy 6.B.5. The City shall actively seek funding for, and involve youth 

in the planning of, a citywide youth recreation center to be 
located on the Civic Center site, which will include 
gymnasium, game rooms, meeting rooms, offices, and a 
patio area. 

 
Goal 6.C  To provide facilities which bring citizens together to meet 

their social, cultural, recreational, and educational needs. 
 
Policy 6.C.1. The City shall actively seek funding for, and involve senior 

citizens in the planning of, either the expansion of the 
current Senior Center or establishment of a new larger 
Senior Center.  The Senior Center should include meeting 
rooms, offices, game rooms, dining areas/kitchens, and a 
patio area. 
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Policy 6.C.2. The City shall site the Senior Center so that it is easily 

accessible to transit, the library and Civic Center, medical 
facilities, and other key destinations within the City. 

 
Mitigation Measures 
None Required. 

4.14-2 Impacts related to preservation and 
enhancement of open space lands. 

 

LTS Proposed General Plan Update 
Goal 6.A  To establish and maintain a public park system, 

recreational, and civic facilities suited to the needs of 
Wheatland residents, employees, and visitors. 

 
Policy 6.A.7. The City shall seek to establish and maintain a linear park 

system of greenbelts, bicycle paths, and pedestrian 
walkways that link city park facilities and other key 
destinations.  This linear park system should not be 
counted towards meeting acreage standards for 
neighborhood or community parks and recreation facilities. 

 
Policy 6.A.14. The City shall ensure that recreation facilities are sited to 

minimize negative impacts (i.e., parking, night lighting, 
excessive noise) on surrounding neighborhoods. 

 
Goal 8.D  To preserve and enhance open space lands to maintain the 

natural resources of the Wheatland area. 
 
Policy 8.D.1. The City shall support the preservation and enhancement 

of natural land forms, natural vegetation, and natural 
resources as open space to the maximum extent feasible.   

 

N/A 
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Policy 8.D.2. The City shall, where appropriate, permanently protect as 

open space areas of natural resource value, including 
wetlands preserves, riparian corridors, woodlands, and 
floodplains. 

 
Policy 8.D.3. The City shall require that new development be designed 

and constructed to preserve significant stands of vegetation 
and any areas of special ecological significance as open 
space to the maximum extent feasible. 

 
Policy 8.D.4. The City shall support the maintenance of open space and 

natural areas that are interconnected and of sufficient size 
to protect biodiversity, accommodate wildlife movement, 
and sustain ecosystems. 

 
Policy 8.D.5. The City shall encourage the development of natural open 

space areas in regional, community, and neighborhood 
parks. 

 
Policy 8.D.6. The City shall serve as the steward of public open space 

and ensure that the use and maintenance of the open space 
is carried out in an environmentally-responsible manner. 

 
Policy 8.D.7. The City shall plan and establish natural open space 

parkland as a part of the overall City park system. 
 
Mitigation Measures 
None Required. 

4.15 Transportation and Circulation 
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4.15-1 Development associated with the 

proposed General Plan Update would 
result in the increase of traffic 
volumes. 

 

S Proposed General Plan Update 
Goal 2.A  To provide for the long-range planning and development of 

the City's roadway system to ensure the safe and efficient 
movement of people and goods.  

 
Policy 2.A.1. The City shall plan, design, and regulate the development 

of the City's street system in accordance with the 
functional classification system described in this chapter 
and reflected in the Circulation Diagram and the City's 
Street Standards and Specifications. 

 
Policy 2.A.2. The City shall develop and manage its roadway system to 

maintain LOS "C" or better on all roadways, except within 
one-quarter mile of state highways.  In these areas, the City 
shall strive to maintain LOS “D” or better.   

 
Policy 2.A.3. The City shall identify economic, design and planning 

solutions to improve existing levels-of-service currently 
below the LOS specified above. Where physical mitigation 
is infeasible, the City shall consider developing programs 
that enhance alternative access or otherwise minimize 
travel demand.  

 
Policy 2.A.4. The City shall assure that new development effectively 

links both sides of State Route 65 and the railroad tracks at 
the north and south ends of town. 

 
Policy 2.A.5. The City shall strive to meet the level of service standards 

through a balanced transportation system that provides 

SU 
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alternatives to the automobile and by promoting pedestrian, 
bicycle, and transit connections between employment areas 
and major residential and commercial areas. 

 
Policy 2.A.6. The City shall require an analysis of the effects of traffic 

from proposed major development projects.  Each such 
project shall construct or fund improvements necessary to 
mitigate the effects of traffic from the project.  Such 
improvements may include a fair share of improvements 
that provide benefits to others.  

 
Policy 2.A.7. The City shall proactively pursue financing in a timely 

manner for all components of the transportation system, 
particularly an eastern alignment of the State Route 65 
bypass, to achieve and maintain adopted level of service 
standards. 

 
Policy 2.A.8. The City shall assess fees on new development sufficient 

to cover the fair share portion of that development's 
impacts on the local and regional transportation system.  

 
Policy 2.A.9. The City shall limit private access along arterial streets 

wherever possible. 
 
Policy 2.A.10. The City shall give priority to street and highway 

improvements that increase safety, minimize maintenance 
costs, and increase the efficiency of the street system.  

 
Policy 2.A.11. The City shall ensure that highways and arterial streets 
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within its jurisdiction provide for the efficient flow of 
traffic. Therefore, the following shall be undertaken: 

 
• Minimize the number of intersections along arterials. 

• Reduce curb cuts along arterials through the use of 
common access easements, backup lots and other 
design measures. 

• Provide grade separations at all major railroad crossings 
with arterials, except for an at-grade crossing of the 
major arterial in the north. 

• Extend arterials over waterways, railroads and through 
developed and undeveloped areas to provide for the 
continuous flow of through traffic and appropriate area 
access. 

 
Mitigation Measures 
None Feasible. 

4.15-2 Increased Delays at Intersections 
within the Wheatland study area.  

 

S Proposed General Plan Update 
Goal 2.A  To provide for the long-range planning and development of 

the City's roadway system to ensure the safe and efficient 
movement of people and goods. 

 
Policy 2.A.10. The City shall give priority to street and highway 

improvements that increase safety, minimize maintenance 
costs, and increase the efficiency of the street system.  

 
Policy 2.A.11. The City shall ensure that highways and arterial streets 

within its jurisdiction provide for the efficient flow of 

SU 
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traffic. Therefore, the following shall be undertaken: 

 
• Minimize the number of intersections along arterials. 

• Reduce curb cuts along arterials through the use of 
common access easements, backup lots and other 
design measures. 

• Provide grade separations at all major railroad crossings 
with arterials, except for an at-grade crossing of the 
major arterial in the north. 

• Extend arterials over waterways, railroads and through 
developed and undeveloped areas to provide for the 
continuous flow of through traffic and appropriate area 
access. 

 
Mitigation Measures 
4.15-2(a)  Prior to initiating roadway improvements, the plans for the 

Ring Road shall identify an overlap for the right turning 
vehicles and exclusion of westbound “U” turns from 
southbound SR 65 at the Ring Road.  The plans shall be 
reviewed and approved by the City Engineer. 

 
4.15-2(b) Alternatively, if feasible, the City shall implement a 

separated-grade crossing at the North Ring Road/State 
Route 65 intersection. The plans shall be reviewed and 
approved by the City and Caltrans. 

 
Since the preparation of the traffic study, the City has been considering a 
separated-grade crossing for the North Ring Road / SR 65 intersection. 
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Therefore, the above intersection improvement may not be appropriate. 
Furthermore, the above improvements may not be feasible due to the 
uncertainty as to whether the Public Utilities Commission (PUC) or the 
Union Pacific Railroad (UPRR) would agree to another at-grade crossing. As 
a result, the impact would remain significant and unavoidable. 

4.15-3 Transit System Issues. 
 

LTS Proposed General Plan Update 
Goal 2.E  To promote a safe and efficient transit system to reduce 

congestion, improve the environment, and provide viable 
non-automotive means of transportation in and through 
Wheatland. 

 
Policy 2.E.1. The City shall work with Yuba-Sutter Transit to implement 

bus transit services that are timely, cost-effective, and 
responsive to growth patterns and existing and future 
transit demand. 

 
Policy 2.E.2. The City shall consider the transit needs of senior, 

disabled, minority, low-income, and transit-dependent 
persons in making decisions regarding transit services and 
in compliance with the Americans with Disabilities Act. 

 
Policy 2.E.3. The City shall consider families’ needs in transportation 

planning efforts and shall promote safe and convenient 
methods of transportation between school, home, retail 
shopping, and child care. 

 
Policy 2.E.4. The City shall encourage the creation of rail transit to link 

Wheatland with Marysville/Yuba City and the Sacramento 
Area. 

N/A 
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Mitigation Measures 
None Required.  

4.15-4 Street Safety Issues. 
 

LTS Proposed General Plan Update 
Goal 1.I  To maintain the productivity and minimize developments 

affects on agricultural lands surrounding Wheatland. 
 
Policy 1.I.3. The City shall promote good neighbor policy between 

residential property owners and adjacent farming opera-
tions by supporting the right of the farmers and ranchers to 
conduct agricultural operations in compliance with state 
laws. 

 
Goal 2.A  To provide for the long-range planning and development of 

the City's roadway system to ensure the safe and efficient 
movement of people and goods.  

 
Policy 2.A.1. The City shall plan, design, and regulate the development 

of the City's street system in accordance with the 
functional classification system described in this chapter 
and reflected in the Circulation Diagram and the City's 
Street Standards and Specifications. 

 
Goal 2.C  To protect residential areas from high-volume and high-

speed traffic and its effects and promote bicycling and 
walking on residential streets. 

 
Policy 2.C.1.  The City shall consider the effects of new development on 

local streets in residential areas and require new 

LTS 
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development to mitigate significant impacts on residential 
neighborhoods. 

 
Policy 2.C.2.  The City shall promote street, alley, and sidewalk 

maintenance to encourage their safe use. 
 
Policy 2.C.3. The City shall consider future needs for street and sidewalk 

maintenance in approving new development. 
 
Policy 2.C.4.  The City shall require ADA compliance for existing and 

proposed street sidewalks. 
 
Policy 2.C.5.  The City shall promote elderly friendly roadways, 

including the use of bikeways for golf carts and motorized 
wheelchairs. 

 
Goal 9.A  To protect the community from injury and damage 

resulting from natural catastrophes and hazardous 
conditions.  

 
Policy 9.A.1.  The City shall prepare and regularly update emergency 

services plans. 
 
Policy 9.A.9.  The City shall coordinate disaster preparedness planning 

with other public agencies and organizations.  
 
Mitigation Measures 
4.15-4 The City shall design and implement a farm equipment and 

local roadway program to reduce the conflicts of urban 



Final EIR 
Wheatland General Plan Update  

May 2006 

 
 

Chapter 2 – Revisions to the DEIR Text 
2 - 117 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 
Level of 

Significance 
prior to 

Mitigation 

Mitigation Measures 
Level of 

Significance 
after 

Mitigation 
traffic with farming operations. This program may include:
  
a. Installation and maintenance of traffic warning signs 

along City roads that are used by farm equipment. 
 
b. The City shall require that all farm equipment 

traveling on city roads must: 
   

i. Operate only on local roads; 
ii. Operate during daylight hours, unless absolutely 

necessary and only when vehicle and equipment is 
adequately lighted for night travel; 

iii. Display slow-moving-vehicle (SMV) signs if 
traveling slower than 25 mph; 

iv. Not allow extra riders at any time for any reason; 
v. Equip large trailers or equipment with separate 

brakes; 
vi. Securely tie down all equipment to transport 

trailers and/or truck beds; 
vii. Maintain speeds that are appropriate for the area, 

road conditions, and time of the year; 
viii. To the extent possible, make equipment as 

compact and narrow for the road; 
ix. Use pilot vehicles with flashing amber lights  and 

oversized load signs to assist large machines, 
such as combines; and 

x. Drive slow moving vehicles as far to the right as 
possible while remaining on the road.  

4.15-5 Potential conflicts for pedestrian and LTS Proposed General Plan Update N/A 
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bicyclists. 

 
Goal 2.F  To provide a safe, comprehensive, and integrated system of 

facilities for non-motorized transportation for both 
transportation and recreation. 

 
Policy 2.F.1. The City shall promote the development of a 

comprehensive and safe system of recreational and 
commuter bicycle routes that provide connections between 
the city's major employment and housing areas, between its 
existing and planned bikeways, and between schools, 
parks, retail shopping, and residential neighborhoods. 

 
Policy 2.F.2. The City shall require developers to finance and install 

pedestrian pathways, bikeways, and multi-purpose paths in 
new development, as appropriate. 

 
Policy 2.F.3. The City shall encourage the development of adequate, 

convenient, and secure bicycle parking at employment 
centers, schools, recreational facilities, transit terminals, 
commercial businesses, the Downtown, and in other 
locations where people congregate. 

 
Policy 2.F.4. The City shall consider the needs of bicyclists when new 

roadways are constructed and existing roadways are 
upgraded. 

 
Policy 2.F.5. The City shall consider the needs of bicyclists when 

determining street widths. 
 
Policy 2.F.6. The City shall develop safe and pleasant pedestrian ways. 
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To this end, the City shall ensure sidewalks are wide 
enough for pedestrian convenience. 

 
Policy 2.F.7. The City shall cooperate with the schools in maintaining 

and updating the Safe Routes to School program. 
 
Policy 2.F.8. The City shall require crosswalks and other pedestrian 

safety measures be designed and installed according to 
City of Wheatland Ordinances.  

 
Policy 2.F.9. The City shall encourage major employment centers (50 or 

more total employees) to install showers, lockers, and 
secure parking areas for bicyclists as part of any 
entitlement.  

 
Policy 2.F.10. The City shall ensure that bikeways are maintained in a 

manner that promotes their local and regional use. 
 
Mitigation Measures 
None Required. 

4.15-6 Parking Related Issues. 
 

LTS Proposed General Plan Update 
Goal 2.D  To provide a sufficient amount of convenient, available, 

accessible, safe, and attractive parking to serve existing 
and new development throughout the City as needed. 

 
Policy 2.D.1. The City shall require provision of adequate off-street 

parking in conjunction with new development.  The 
adequacy and appropriateness of parking requirements in 
the Zoning Ordinance shall be periodically reevaluated.   

N/A 
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Policy 2.D.2. The City shall require that parking lots be designed for 

maximum pedestrian safety and convenience, motorist 
convenience and safety, and handicapped access. 

 
Policy 2.D.3. The City shall continue to implement Zoning Ordinance 

parking standards that establish minimum and maximum 
number of spaces for parking lots. 

 
Policy 2.D.4. The City shall require new parking lots to be designed to 

minimize visual impacts on public roadways and 
neighboring areas. 

 
Policy 2.D.5. The City shall allow shared parking where different 

adjacent uses generate peak parking demand at different 
times. 

 
Mitigation Measures 
None Required. 

4.15-7 Air Traffic Impacts. 
 

LTS Proposed General Plan Update 
Goal 2.G To support the continued operation of Beale Air Force 

Base and its associated facilities while ensuring 
compatibility between urban development in Wheatland 
and aircraft operations. 

 
Policy 2.G.1. The City shall work closely with appropriate agencies, 

including Beale Air Force Base and the Sacramento Area 
Council of Governments (SACOG), to ensure 
compatibility of land uses that fall within over-flight zones. 

N/A 
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Policy 2.G.2. The City shall work with Beale Air Force Base to coordinate 

changes to their flight patterns with land use decisions. 
 
Mitigation Measures 
None Required. 

4.15-8 Cumulative Traffic Impacts. 
 

S Proposed General Plan Update 
N/A 
 
Mitigation Measures 
None Feasible. 

SU 

4.16 Utilities and Service Systems 
4.16-1 Increased demand for water. 
 

PS Proposed General Plan Update 
Goal 5.C To ensure a safe and reliable water supply sufficient to 

meet the future needs of the city. 
 
Policy 5.C.1. The City shall protect the groundwater basin from 

overdraft from City use of groundwater. To this end, the 
City shall study, working closely with other public and 
private entities as deemed appropriate, the safe yield of the 
groundwater basin. Water management programs such as 
conjunctive use and recharge programs will also be 
considered. The City shall use this information to 
determine the most appropriate long-term water supply to 
serve Wheatland. 

 
Policy 5.C.2.  If the results of studies undertaken pursuant to Policy 5.C.1 

indicate an imbalance between safe groundwater yield and 
projected water requirements, the City shall develop a 

LTS 
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response plan to address the imbalance. This response plan 
will include an appropriate mix of water conservation 
measures, reuse, surface water supplements, and other 
water management techniques. 

 
Policy 5.C.3.  The City shall promote efficient water use and reduced 

water demand by: 
a. Requiring water-conserving building design and 

equipment in new construction; 
b. Encouraging water-conserving landscaping and other 

conservation measures; and 
c. Encouraging retrofitting of existing development with 

water-conserving devices. 
 
Policy 5.C.4.  The City shall work with other agencies to promote water 

conservation measures countywide for both urban and 
agricultural uses. 

 
Policy 5.C.5.  The City shall only approve new development that relies 

on an adequate City water supply and delivery system. 
 
Policy 5.C.6.  The City shall plan, secure funding for, and procure 

sufficient water treatment capacity and infrastructure to 
meet projected water demands. 

 
Policy 5.C.7.  The City shall investigate processes for monitoring water 

demand growth trends to anticipate water supply needs. 
 
Policy 5.C.8.  The City shall monitor water quality regularly to ensure 
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that safe drinking water standards are met and maintained 
in accordance with State and EPA regulations and 
take necessary measures to prevent contamination. 

 
Policy 5.C.9.  The City shall ensure that water supply capacity and 

infrastructure are in place prior to granting building 
permits for new development. 

 
Policy 5.C.10.  The City shall ensure through the development review 

process that public facilities and infrastructure are designed 
to meet ultimate capacity needs, pursuant to a master plan, 
to avoid the need for future replacement to achieve 
upsizing. 

 
Policy 5.C.11. The City shall ensure adequate water pressure throughout 

the urban area for fire protection purposes. 
 
Mitigation Measures 
4.16-1 In conjunction with submittal of a tentative map 

application for a subdivision that would increase water 
connections by 10 percent or more, a Water Supply 
Assessment consistent with the requirements of SB 610 and 
221 shall be submitted for review and approval of the City 
Engineer.  

4.16-2 Capacity at wastewater treatment 
facility.   

 

LTS Proposed General Plan Update 
Goal 5.D To ensure adequate wastewater collection and treatment 

and the safe disposal of wastes. 
 
Policy 5.D.1.  The City shall complete a Wastewater Treatment Master 

N/A 
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Plan that identifies treatment facility and collection system 
location and size to serve the needs of the expanding city. 

 
Policy 5.D.4.  The City shall comply with the requirements of the Clean 

Water Act with the intent of minimizing the discharge of 
pollutants to surface waters. 

 
Policy 5.D.5.  The City shall ensure through the development review 

process that public facilities and infrastructure are designed 
and constructed to meet ultimate capacity needs, pursuant 
to a master plan, to avoid the need for future replacement 
to achieve upsizing. 

 
 
Mitigation Measures 
None Required. 

4.16-3 Impacts related to wastewater 
conveyance system.   

 

LTS Proposed General Plan Update 
Goal 5.D To ensure adequate wastewater collection and treatment 

and the safe disposal of wastes. 
 
Policy 5.D.1.  The City shall complete a Wastewater Treatment Master 

Plan that identifies treatment facility and collection system 
location and size to serve the needs of the expanding city. 

 
Policy 5.D.2.  The City shall require all sewage generators within its 

service area to connect to the City’s system. 
 
Policy 5.D.3.  The City shall require that collection systems be designed 

on a gravity-flow basis except where a site-specific 

N/A 
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engineering analysis clearly demonstrates the long-term 
cost-effectiveness or need for pumped facilities. 

 
Policy 5.D.4.  The City shall comply with the requirements of the Clean 

Water Act with the intent of minimizing the discharge of 
pollutants to surface waters. 

 
Policy 5.D.5.  The City shall ensure through the development review 

process that public facilities and infrastructure are designed 
and constructed to meet ultimate capacity needs, pursuant 
to a master plan, to avoid the need for future replacement 
to achieve upsizing. 

 
 
Mitigation Measures 
None Required. 

4.16-4 Impacts related to the provision of 
solid waste service.  

 

LTS Proposed General Plan Update 
Goal 5.F To ensure the safe and efficient disposal or recycling of 

solid waste generated in Wheatland. 
 

Policy 5.F.1. The City shall require waste collection in all new 
developments. 

 
Policy 5.F.2. The City shall promote maximum use of solid waste source 

reduction, recycling, composting, and 
environmentally-safe transformation of wastes. 

 
Policy 5.F.3. The City shall participate in regional or countywide studies 

and solutions for solid waste disposal problems. 

N/A 
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Policy 5.F.4. The City shall encourage recycling in public and private 

operations to reduce demand for solid waste disposal 
capacity. 

 
Policy 5.F.5. The City shall investigate using recycled materials and 

products where economically feasible. 
 
Policy 5.F.6. The City shall require the proper disposal and recycling of 

hazardous materials.  
 
Policy 5.F.7. The City shall require the recycling of construction debris.  
 
Policy 5.F.8. The City shall ensure that all new development has 

appropriate provisions for solid waste storage, handling, 
and collection pickup. 

 
Mitigation Measures 
None Required. 
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4.3  AIR QUALITY  
 
Page 4.3-15 of the DEIR, sentence under “Mitigation Measures,” is hereby revised to 
read: 

Mitigation Measure(s) 
Implementation of the following mitigation measures would reduce the above 
impacts, but not to a less-than-significant level. Therefore, the impact would 
remain significant and unavoidable.  

 
Mitigation Measure 4.3-3(b) is revised to correct the inadvertent typographical error as 
follows: 
 

4.3-3(b) Prior to construction activities, the project applicant shall 
assemble a comprehensive inventory list (i.e. make, model, 
engine year, horsepower, emission rates) of all heavy-duty 
off-road (portable and mobile) equipment (50 horsepower 
and greater) that will be used an aggregate of 40 or more 
hours for the construction project and apply the following 
mitigation measure:. 

 
4.5  CULTURAL RESOURCES 
 
Mitigation Measure 4.5-2 is revised to correct the inadvertent typographical error as 
follows: 
 

4.5-12(a) In the event that any archeological features or deposits, 
including locally darkened soil (midden), that could 
conceal cultural deposits, animal bone, shell, obsidian, 
mortars, or human remains, are uncovered during 
construction, work within 100 feet of the find shall cease, 
and the City of Wheatland and a qualified archaeologist 
shall be contacted to determine if the resource is significant 
and to determine appropriate mitigation. Any artifacts 
uncovered shall be recorded and removed to a location to 
be determined by the archaeologist. 

 
4.5-2(b) Revise Policy 7.D.1 as follows: 

 
The City shall refer development proposals that may 
adversely affect archaeological sites to the North Central 
Information Center at California State University, 
Sacramento, and the Northeast Information Center at 
California State University, Chico. 
 

4.5-32(c) Revise Policy 7.D.2 as follows: 
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The City shall not knowingly approve any public or private 
project that may adversely affect an archaeological site 
without first consulting the California Archaeological 
Inventory; North Central Information Center at California 
State University, Sacramento; Northeast Information 
Center at California State University, Chico; conducting a 
site evaluation as may be indicated; and attempting to 
mitigate any adverse impacts according to the 
recommendations of a qualified archaeologist. 

 
4.6  GEOLOGICAL RESOURCES 
 
Errors in the listing of policies from the General Plan Update included on page 4.6-8 of 
the DEIR. The text is hereby revised to read: 
 

Policy 9.B.2  The City shall require that new structures intended for 
human occupancy be designed and constructed to minimize 
risk to the safety of occupants due to groundshaking. 

 
Policy 9.B.2  The City shall require submission of a preliminary soils 

report, prepared by a registered civil (geotechnical) 
engineer and based upon adequate test borings, for every 
subdivision. 

 
Policy 9.B.3  The City shall require that new structures intended for 

human occupancy be designed and constructed to minimize 
risk to the safety of occupants due to ground-shaking 
groundshaking. 

 
4.13  PUBLIC SERVICES 
 
Since the release of the DEIR, it has come to the staff’s attention that some of the 
public services information included in the DEIR is no longer up to date. 
Therefore, for clarification purposes, the first sentence of the second paragraph on 
page 4.13-2 is hereby revised to read: 
 

According to the Department, the minimum recommended ratio of police 
officers to population is 1.5 1.7 per 1,000 persons.  
 

The fourth paragraph on page 4.13-2 is hereby revised to read: 
 

Wheatland’s officers currently are assigned to work 12 hours shifts, which 
allows the City maximum coverage and often permits two officers to be on 
duty at the same time. When two officers are on duty at the same time, 
officers can perform ancillary duties usually performed by other civilian 
support staff.  It takes a minimum of four officers working 12 hour shifts 
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to provide full coverage.  Currently the City’s one beat is staffed by one to 
two officers. It takes a minimum of five officers working either 10 or 12 
hour shifts to provide 24 hour/7 day a-week patrol coverage. Currently, 
the City is comprised of one geographic patrol area or beat and typically 
one officer is assigned to patrol the entire city. This staffing level does not 
allow for absences due to vacation, injury/illness, or training or court 
appearances.  Overtime is used to offset these types of scheduled events, 
and part-time police reserves are used to fill-in for unscheduled absences.  

 
The first full paragraph on page 4.13-3 is hereby revised to read: 

 
The police station is staffed only when the Chief or an on-duty officer in 
present.  If no one is present at the station, the on-duty patrol officer must 
come to the station to assist the public. During 2003, budget constraints 
made it necessary for the city to reduce staffing levels, including a police 
dispatcher position. Currently, the department contracts for dispatch 
services with the Yuba County Sheriff’s Office. In 2003 the clerk who 
doubled as a dispatcher was laid off.  The dispatch of calls is 
accomplished now by the Chief when he is present at the station.  After 
hours and on weekends the on-duty patrol officer carries a cell phone and 
receives the calls for service directly from the public. 

 
The fifth paragraph on page 4.13-3 is hereby revised to read: 
 

The Police Department has no ongoing community programs with schools 
or businesses. The Department continues to pursue appropriate grant funds 
so to enable it to provide these services to the community. The 
Department was pursuing a grant in cooperation with the Wheatland 
School District to hire a school resource officer.  However, given current 
and pending (FY 2004 and 2005) budget constraints and decisions, patrol 
officers may be laid off and the Chief’s position reduced to part time.  
Thus, the Department indicated that it couldn’t continue to support the 
proposal if it means having to layoff any of the patrol officers 

 
These changes do not alter the previous analysis, which remains adequate. 
 
4.15  TRAFFIC AND CIRCULATION 
 
The text of the last sentence under the section titled “State Route 65 (SR 65)” on page 
4.15-2 is hereby revised to read: 
 

In Marysville, SR 70 65 becomes a two and four lane road with at grade 
signalized and un-signalized intersections. 

 
Page 4.15-11, third paragraph, is hereby revised to read:  
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By 20205, the Wheatland Bypass may be constructed.  Even with a future 
bypass, daily traffic volumes through the downtown area will likely be in the 
range of 15,000 to 20,000 ADT. 

 
For clarification purposes page 4.15-26 of the DEIR is hereby revised to read:  
 

Mitigation Measure(s) 
The City may consider widening existing SR 65 to provide four travel 
lanes through the downtown between Main Street and Olive Street. 
According to the Traffic Impact Report prepared by kdAnderson, this 
widening would result in LOS “A”.  However, the widening of SR 65 
through downtown is considered infeasible because the widening would 
conflict with the City’s plan for the downtown area. Furthermore, upon 
establishment of the planned SR 65 bypass, the widened existing SR 65 
would no longer be needed. Because feasible mitigation measures do not 
exist, impacts related to increased traffic volumes along SR 65 between 
Main Street and Olive Street would remain significant and unavoidable. 

 
Mitigation Measure 4.15-2 on page 4.15-30 of the DEIR is hereby revised to read:  
 

4.15-2(a)  Prior to initiating roadway improvements, the plans for the 
Ring Road shall identify an overlap for the right turning 
vehicles and exclusion of westbound “U” turns from 
southbound SR 65 at the Ring Road.  The plans shall be 
reviewed and approved by the City Engineer. 

 
4.15-2(b) Alternatively, if feasible, the City shall implement a 

separated-grade crossing at the North Ring Road/State 
Route 65 intersection. The plans shall be reviewed and 
approved by the City Engineer and Caltrans.  

 
APPENDIX H 
 
Table 6 on page 14 of Appendix H is out of date and is hereby replaced with Table 2-1, 
included below. 
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3.0 COMMENTS and RESPONSES 

 
This chapter responds to each comment received on the DEIR during the public comment 
period between November 29, 2005 and January 12, 2006.  
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Comment Letter 1 
Phillip A. Frantz, P.E. Associate Civil Engineer,  
Placer County, Community Development Resource Agency  
 
Response to Comment 1-1: 
 
The comment does not address the adequacy of the DEIR, but the Circulation Element of 
the General Plan. The comment will be forwarded to the City Council for their 
consideration during the decision-making process. The City has provided the following 
response to the comment. 
 
The General Plan Steering Committee looked at several alignments for the Wheatland 
Bypass including a western alignment.  Many of the alignments were proposed in a 
Project Study Report Prepared by Caltrans in 2000.  The western alignments were 
determined not to be feasible because they would have had to run through a wetland and 
habitat preserve created on the south side of the Bear River.  In addition an eastern 
alignment would be more centrally located in the City’s Sphere of Influence. 
 
The City also was concerned about the crossings of the UP railroad tracks and 
subsequently has begun discussions with UP about relocating their facilities at the same 
time that the bypass is being built.  This option would eliminate nine (9) at grade 
crossings between the Bear River and the spur track to Beal Air Force Base north of the 
City. 
 
As for funding of the bypass the City is proposing to fund the bypass fully with local 
dollars.  Based on discussions with CalTrans the City would construct the bypass as a two 
lane local road built to CalTrans specifications for geometrics and right-of-way.  Once 
the road is connected at both ends the City would request that CalTrans relinquish the 
existing alignment through the downtown area in return for the new alignment.  The City 
is not and has not requested any funding contribution from Placer County for the portion 
of the bypass within is jurisdiction. 
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Comment Letter 2 
Doug Libby, AICP, Senior Planner, 
Sutter County Community Services Department 
 
Response to Comment 2-1: 
 
Wheatland Road is projected to carry about 6,700 ADT just west of Wheatland.  
However, these daily volume projections drop substantially to 3,650 ADT prior to 
reaching Pleasant Grove Road.  This is approximately a 1,350 ADT increase over no 
project projections, or less than a vehicle a minute. As neither Wheatland Road nor 
Pleasant Grove Boulevard are projected to carry traffic volumes in excess of the arterial 
standard, this slight increase would not be considered significant.  
 
Response to Comment 2-2:  
 
The boundary of the study area is identified in the Circulation Diagram (Figure 4 on page 
2-15 to the General Plan Update.)  New proposed roadways are illustrated in this figure 
while the land uses are illustrated in the Land Use Diagram (Figure 3 on page 1-21 of the 
General Plan Update.) 
 
Response to Comment 2-3: 
 
This comment does not raise any specific concerns and is a precursor to the following 
comments. 
 
Response to Comment 2-4: 
 
Only those roadways and land uses that are proposed as part of the Wheatland GPU were 
changed in the Tri County model.  All other circulation and land uses in the model 
remained consistent with those that were in the originally Tri County model obtained 
from Caltrans. 
 
Response to Comment 2-5: 
 
The SR 65 Bypass was part of the preferred circulation system that was assumed to be in 
place as part to the GPU.  Therefore, projections without the bypass were not generated 
under the preferred alternative’s land use.  However, one of the three alternatives that 
were studied did not include the bypass as part of the circulation system.  While the land 
uses differ between these two scenarios, the traffic projections on Wheatland Road itself 
are slightly higher (i.e. about 500 ADT) without inclusion of the bypass.    
 
Response to Comment 2-6: 
 
See response to Comment 2-1. The Traffic Study prepared for the Wheatland General 
Plan Update includes trip generation and distribution assumptions within the model for 
Genera Plan buildout. Trips associated with General Plan buildout will primarily be 
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distributed north and south along SR 65. The amount of trips experienced on roadways 
outside of the Wheatland Study Area, within Sutter County, would be minimal and would 
not be expected to cause adverse impacts.  
 
Response to Comment 2-7: 
 
The General Plan Update Planning Boundary generally follows the City's Sphere of 
Influence boundary.  Small portions of land north of the Bear River are within the 
Planning Boundary but are located in Sutter or Placer County due to the changing course 
of the Bear River.  Property owners of those lands requested their land be included in the 
Wheatland GPU Planning Area and indicated the intent to petition the respective counties 
and State of California to adjust the County lines to follow the existing course of the Bear 
River.  The subject lands are designated “urban reserve” and cannot be annexed to the 
City of Wheatland or developed unless and until the County lines are adjusted 
accordingly. 
 
Response to Comment 2-8: 
 
See response to Comment 2-1. 
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Comment Letter 3 
Denis J. O’Bryant, Acting Assistant Director,  
California Department of Conservation, Division of Land Resource Protection. 
 
Response to Comment 3-1:  
 
The comment does not address the adequacy of the DEIR. 
 
Response to Comment 3-2 and 3-3: 
 
The policies included in the General Plan Update encourage growth while still protecting 
valuable agricultural resources. This is why the General Plan Update Land Use Diagram 
includes a 4,700 acre Urban Reserve area, primarily situated to the east of the Wheatland 
Study Area. As noted in the Project Description (page 3-7 of the DEIR), environmental 
review and a General Plan Amendment would be required prior to future development of 
the Urban Reserve area. 
 
The level and scope of development planned in the Wheatland General Plan Update is 
entirely within the currently adopted Sphere of Influence (SOI). Therefore, the level and 
scope of development included in the General Plan Update has been considered for 
possible future development. The use of conservation easements by the City of 
Wheatland is a policy consideration for the decision-makers and based upon the Plan’s 
consistency with the current SOI, conservation easements are not currently being 
proposed as part of this GPU.  
 
Furthermore, off-site mitigation through the use of conservation easements is not 
effective or feasible.  First, a conservation easement elsewhere does not directly mitigate 
the loss of prime agricultural land in the Wheatland area.  The significant impact (loss of 
agricultural land in Wheatland) occurs with or without the conservation easement on land 
located outside the Wheatland area.  Second, land prices in Yuba County have increased 
substantially in recent years and so too the price of conservation easements, and the City 
lacks funding or a revenue source to pay for the purchase of conservation easements.  
Mitigation through conservation easements or payments to a mitigation bank therefore is 
infeasible due to economic factors. 
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Comment Letter 4 
Sandra Morey, Regional Manager,  
California Department of Fish and Game 
 
Response to Comment 4-1: 
 
The comment letter in question was inadvertently left out of the NOP comments; 
however, was considered during the preparation of the Draft EIR. The letter is included 
above and responses to those comments are as follows: 
 
Comment 1: 
 
The Draft EIR discusses impacts related to the disruption of habitats that may support 
state or federally listed species of concern (see Impacts 4.4-1 through 4.4-6). 
Additionally, the General Plan includes policies to ensure adequate cumulative 
environmental analysis for individual projects within the buildout of the General Plan, 
including Goal 8.B, Policy 8.B.8, and policy 8.B.6, which ensures that the review of all 
development proposals be conducted in accordance with Federal, State and local statutes 
in regard to special status species and jurisdictional wetlands. 
 
Comment 2: 
 
The Draft EIR includes goals and policies which were found to mitigate foreseeable 
biological impacts to less-than-significant levels, with the exception of the loss of 
Swainson’s Hawk foraging habitat, which was found to be significant and unavoidable, 
despite goals and policies which would reduce the impacts associated with loss of habitat. 
 
Comment 3: 
 
Though the General Plan Update Draft EIR is a program-level document and does not 
include in-depth analysis of project-level impacts, the EIR does include a number of 
policies, which are focused ensuring that adequate project-level environmental review is 
conducted prior to construction. These include (but are not limited to) Goal 8.B, Policy 
8.B.5 Policy 8.B.6, Policy 8.B.7 Policy 8.B.8, and Policy 8.D.3. 
 
Comment 4: 
 
The General Plan Update includes goals and policies, which are established to protect the 
integrity of existing special-species plants and animals. Specifically, Policy 8.D.3 
addresses the need to preserve significant stands of vegetation and other areas of special 
ecological significance.  
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Comment 5: 
 
The General Plan Update includes Policy 8.B.6 which states that “The City shall review 
development proposals in accordance with applicable Federal, State, and local statutes 
protecting special-status species and jurisdictional wetlands.” 
 
Response to Comment 4-2: 
 
The comment does not address the adequacy of the DEIR. 
 
Response to Comment 4-3: 
 
Goal 8.B from the Wheatland General Plan Update and its supporting policies, 
specifically policies 8.B.1, 8.B.2 and 8.B.7 require future developments to work closely 
with federal, state and other local environmental planning and protection organizations in 
a manner similar to that described in the comment letter. Policy 8.B.2 specifically states 
that: 
 

The City shall support and cooperate with efforts of other local, state and federal agencies 
and private entities engaged in the preservation and protection of significant biological 
resources from incompatible land uses and development. 

 
Under the policy, cooperation and collaboration with Yuba Sutter NCCP/HCP would be 
required. The determination regarding the level of participation in the NCCP/HCP will be 
considered by City Council during the General Plan adoption and implementation 
process. 
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Comment Letter 5 
Terry Roberts, Director, Governor’s Office of Planning and Research,  
State Clearinghouse Planning Unit 
 
Response to Comment 5-1: 
 
The comment does not address the adequacy of the DEIR. 
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Comment Letter 6 
William A. Davis, Acting Chief,  
Department of Transportation 
 
Response to Comment 6-1: 
 
The City in the GPU policies recognizes the concerns of this commenter and has 
established policies to reduce runoff from proposed development to pre-project levels and 
to protect water quality by preparing and implementing a Storm Water Management Plan 
in conformance with the NPDES Phase II requirements as established by the State Water 
Resources Control Board. 
 
Response to Comment 6-2: 
 
Each project that is submitted for review will be required to provide preliminary drainage 
calculations to document impacts both SR 65 and surrounding properties.  A copy of said 
reports will be forwarded to Caltrans. 
 
Response to Comment 6-3: 
 
The commentor is correct. On page 4.15-2, the last sentence under the section titled 
“State Route 65 (SR 65)” is incorrect. SR 65 becomes SR 70 after the two join south of 
Marysville, as described earlier in paragraph.  The text should read SR 70 rather than SR 
65. 
 
The text of the last sentence under the section titled “State Route 65 (SR 65)” on page 
4.15-2 is hereby revised to read: 
 

In Marysville, SR 70 65 becomes a two and four lane road with at grade 
signalized and un-signalized intersections. 

 
Response to Comment 6-4: 
 
The commentor is correct. The second reference on page 4.15-7, first paragraph last 
sentence; page 4.15-11, first paragraph, last sentence; and page 4.15-11 third paragraph, 
last sentence, should read “By 2025”, rather then “By 2020,” as the SR 65 Bypass was 
assumed to be constructed by 2025.  
 
Therefore, page 4.15-11, third paragraph, is hereby revised to read:  
 

By 20205, the Wheatland Bypass may be constructed.  Even with a future bypass, 
daily traffic volumes through the downtown area will likely be in the range of 
15,000 to 20,000 ADT. 
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Response to Comment 6-5: 
 
Since the preparation of the DEIR the City has initiated discussions with UPRR 
concerning the public at-grade crossings within the City.  As a result of those discussions 
the City and UPRR have begun the process of exploring the relocation of the UPRR 
tracks to a location east of the proposed SR 65 Bypass.  The City is currently securing 
funding to begin the feasibility analysis of this option. If the outcome of the negotiations 
conflicts with the Circulation Element, an amendment would be required. 
 
Response to Comment 6-6: 
 
Under build out of the GPU with the SR 65 bypass constructed, traffic volumes on SR 65 
though the downtown area actually decrease to levels below those currently experienced. 
Widening SR 65 to 4 lanes would be required to improve operations to LOS “A”. 
 
Response to Comment 6-7: 
 
As noted in the comment, page 4.5-23 states that the two-lane section of old SR 65 in the 
downtown area is projected to operate at LOS F even with the bypass constructed. 
Therefore, for clarification purposes page 4.5-16 of the DEIR is hereby revised to read:  
 

Mitigation Measure(s) 
The City may consider widening existing SR 65 to provide four travel lanes 
through the downtown between Main Street and Olive Street. According to the 
Traffic Impact Report prepared by kdAnderson, this widening would result in 
LOS “A”.  However, the widening of SR 65 through downtown is considered 
infeasible because the widening would conflict with the City’s plan for the 
downtown area. Furthermore, upon establishment of the planned SR 65 bypass, 
the widened existing SR 65 would no longer be needed. Because feasible 
mitigation measures do not exist, impacts related to increased traffic volumes 
along SR 65 between Main Street and Olive Street would remain significant and 
unavoidable. 

 
The above change does not result in a change to the previous environmental analysis 
included within the DEIR.  
 
Response to Comment 6-8: 
 
General Plan Update policies 1.J.2 through 1.J.6 provide direction regarding the 
importance of beautifying the City’s major transportation corridors, including existing SR 
65. This includes the incorporation of increased building setbacks and wider landscape 
areas along these major corridors. Widening SR 65 through downtown to four lanes 
would preclude the City from accomplishing these stated objectives unless substantial 
right-of-way was acquired, which would necessitate the removal of several existing 
downtown businesses.  
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Response to Comment 6-9: 
 
As noted on page 4.15-30 of the DEIR, since the preparation of the General Plan traffic 
study, the City has been considering a separated-grade crossing for the North Ring Road/ 
SR 65 intersection. As a result, for clarification purposes, Mitigation Measure 4.15-2 of 
the DEIR is hereby revised to read:  
 

4.15-2(a)  Prior to initiating roadway improvements, the plans for the Ring 
Road shall identify an overlap for the right turning vehicles and 
exclusion of westbound “U” turns from southbound SR 65 at the 
Ring Road.  The plans shall be reviewed and approved by the City 
Engineer. 

 
4.15-2(b) Alternatively, if feasible, the City shall implement a separated-

grade crossing at the North Ring Road/State Route 65 intersection. 
The plans shall be reviewed and approved by the City Engineer 
and Caltrans.  

 
The above changes result in a clarification to the previous language included in the 
Transportation and Circulation chapter of the EIR and do not result in changes in the 
previous DEIR analysis.  
 
Response to Comment 6-10: 
 
Numerous large development proposals are being contemplated throughout southern 
Yuba County, Sutter County and northern Placer County.  To a significant degree most of 
these projects are speculative, as they are in various stages of consideration by local 
review agencies and each project must overcome major obstacles in order to proceed.  
Thus, the extent to which each project might be introduced into the analysis of the City of 
Wheatland General Plan is a matter of conjecture. 
 
As a practical matter, the inclusion of large development projects outside of the City 
could have an appreciable impact on the portions of the regional circulation system which 
are within the City of Wheatland.  The number of lanes on the Wheatland Bypass, for 
example, could change if these other projects are occupied within the horizon of the 
Wheatland General Plan.  Where an interim two lane facility that can be expanded to four 
lanes could be sufficient for Wheatland’s needs and to address the impact of other already 
approved projects, a larger facility could be required if speculative projects proceed.  The 
schedule for implementing the bypass could need to be accelerated, and the need to 
widen the bypass could also be increased.  The General Plan Circulation Element may 
need to identify the need to preserve a right of way for a six lane bypass if the cumulative 
effects of these regional projects is included. 
 
One other City street might be affected by the traffic associated with theses projects.  If 
additional development occurs to the east of the City beyond that assumed in the EIR, 
then the number of lanes needed on Spenceville Road immediately east of the bypass 
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could increase.  While a four lane section would be adequate as noted in the General Plan 
EIR, a six lane facility could be needed in the area of the interchange if additional 
development occurs, 
 
Other City streets are unlikely to be affected by regional development.  The trips 
generated by the City’s internal circulation system generally have origins or destinations 
within the community.  The extent to which additional regional development will 
increase traffic on local streets would not be significant. 
 
CEQA provides for the City as lead agency to define a reasonable geographical scope of 
the area included in the cumulative impacts analysis.  The cumulative impacts analysis 
(essentially the entire General Plan EIR) focuses on potential development with a defined 
large General Plan study area that was selected for reasons explained in the draft EIR.  In 
order to prepare a comprehensive, yet manageable environmental analysis, the City needs 
to focus on a manageable area.  It is unreasonable to expect the City to undertake a 
comprehensive analysis of the traffic impacts of all potential development within Yuba 
County.  Furthermore, even though not quantitatively assessed, the cumulative impacts 
analysis did address in general terms the traffic impacts of the Yuba Highlands and 
Plumas Lakes development projects.  (Draft EIR pp. 4.15-39, 5-4.) 
 
Response to Comment 6-11: 
 
See Response to Comment 6-8. Although one of the stated objectives of the General Plan 
is to ensure the community infrastructure keeps pace with development, this does not 
mean that this objective is in all cases possible, or even the primary consideration given 
all other constraints.  Furthermore, the draft EIR did consider feasible mitigation 
measures. 
 
 
Response to Comment 6-12: 
 
As stated in the comment, the 2027 MTP does include the Marysville Bypass as does the 
2025 MTP.  These MTPs are the best available information for the analysis.  It is beyond 
the reasonable scope of the City’s General Plan and EIR to revise the Tri-County 
computer models.  Consequently, the City used the MTPs and the Marysville Bypass was 
left in the Tri County model.  If the Bypass were eliminated, additional passing lanes are 
added to SR 70, and the SR 70 in Oroville were upgraded to a freeway, the future traffic 
projections on both SR 65 through Wheatland and future traffic projections on the 
Wheatland Bypass would decrease slightly north of Wheatland as a small amount of 
regional traffic may choose alternative paths. 
 
Response to Comment 6-13: 
 
See Response to Comment 6-7. 
 
Response to Comment 6-14: 
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The intersection geometrics and LOS “C” operations are correct.  The calculation in the 
Appendix inadvertently did not get replaced after it was determined that Spenceville Lane 
would need to support four travel lanes through the intersection.  A new calculation has 
been provided to replace Table 6 on Page 14 of Appendix H (see Table 2-1 of this Final 
EIR.) 
 
Response to Comment 6-15: 
 
See Response to Comment 6-10. 
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Comment Letter 7 
Mike Mirmazaheri, Chief,  
Department of Water Resources, Floodway Protection Section 
 
Response to Comment 7-1: 
 
The General Plan Update study area does include waters that are within the jurisdiction of 
the State Reclamation Board. Upon the submission of any future project applications, the 
City shall initiate the appropriate level of environmental review and require that the 
necessary environmental reports be prepared in according with policies set forth in the 
General Plan Update. The environmental review would ensure that all impacts related to 
waters under the jurisdiction of the State Reclamation Board are addressed.  Any new 
levee improvements undertaken in connection with new development will be subject to 
and need to comply with applicable Reclamation Board permit and regulatory 
requirements.  Furthermore, any new development within the City would be subject to 
the City floodplain management ordinance, which restricts development within the 100-
year flood zone. 
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Comment Letter 8 
Brigit S. Barnes,  
Brigit S. Barnes & Associates, Inc. 
 
Response to Comment 8-1: 
 
The comment does not address the adequacy of the DEIR. The Statements of Overriding 
Considerations for significant and unavoidable impacts are issued by the decision-making 
body as part of the approval process of the Final EIR. 
 
Response to Comment 8-2: 
 
This comment does not identify specific issues, but rather states that the commentors 
believe that adverse impacts may be beyond those identified in the DEIR, and that there 
may be inconsistencies with other unspecified documents. 
 
Response to Comment 8-3: 
 
Policies regarding fair share standards calculations and impact-fee-to-project-cost ratios 
are part of the Infrastructure Financing Plan (IFP) and are outside of the scope of this 
DEIR. Therefore, this comment is pertaining to the IFP and does not address the 
adequacy of the DEIR.  
 
Response to Comment 8-4: 
 
The commenter states that the DEIR may include inconsistencies between impact fees for 
commercial developments and the General Plan Goals and Policies. The General Plan 
Goals listed in Chapter 3-4 of the DEIR include the following objectives: 
 

• To encourage future economic growth within the City of Wheatland, while also 
providing adequate housing for all economic segments of the community. 

• To ensure community infrastructure keeps pace with development. 
• To ensure the provision of a safe and convenient circulation system in the City of 

Wheatland. 
 
These objectives require the City to address needs for providing well-developed 
infrastructure and affordable housing options as well as encouraging commercial 
economic growth. A level of compromise is necessary to achieve these goals. 
Additionally, as stated in Response 8-3, fee calculations and fair share standards are 
determined by the IFP and are not part of this DEIR, and it is speculative to assume that 
the City will later adopt uncharacteristically high impact fees that would deter 
commercial development. 
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Response to Comment 8-5 through 8-7: 
 
The commentor includes a list of goals and policies from the Wheatland General Plan 
Update (GPU), which the commentor believes to be in conflict with the project 
description and objectives included in the General Plan Update.  The following questions 
address the consistency of the goals and objectives of the General Plan Update and do not 
address the adequacy of the DEIR. The City has provided the following responses to the 
comments: 
 
8-5: Land Use and Community Character 
 
The goals and policies included by the commentor include Goal 1.A, which states the 
following: 
 
Goal 1.A To grow in an orderly pattern consistent with economic, social and 

environmental needs, while preserving Wheatland’s small town character and 
historic significance. 

 
This goal, and the others included in the Land Use and Community Character section 
promote balanced and steady growth based upon the needs of the City while still 
maintaining the character of the City of Wheatland and are consistent with both each 
other and the project description included in the DEIR. 
 
8-6: Economic Development 
 
These goals and policies listed by the commentor support a needs-based growth pattern. 
Goal 3.A promotes economic development “that will benefit the local community.” Other 
goals and policies listed focus on providing wage-earning jobs (Policy 3.A.5) and 
revitalizing downtown Wheatland (Goal 3.B). These goals and policies promote 
expanding economic opportunities at a measured pace as well as preserving and 
strengthening the City’s character through the revitalization of the downtown area. 
 
8-7: Air Quality 
 
Policies 1.B.4 and 1.C.4.h are complimentary and both focus on improving transportation 
options to decrease impacts related to the degradation of air quality as a result of the 
buildout of the General Plan. The policies promote the utilization of existing traffic 
corridors and infrastructure as well as including provisions for expanded pedestrian 
pathways, bicycle routs and other linear open space corridors to encourage efficient and 
alternate forms of transportation for new residential developments. 
 
Response to Comment 8-8: 
 
This comment addresses the adoption of fee structures and policies that will be addressed 
by the City Council during the General Plan Update approval process and subsequent 
development fee update, and does not address the adequacy of the DEIR. 
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Response to Comment 8-9: 
 
The comment addresses the consistency of General Plan policies and does not address the 
adequacy of the DEIR. Nevertheless, the City has provided the following responses to the 
comments 
 
The comments concerning inconsistency with General Plan policy are premised upon the 
conclusion that the City development fees on commercial and nonresidential 
development will be uncharacteristically high rendering such development infeasible.  
The conclusion on City development fees is premature and speculative.  The fees are 
based on a draft Public Facilities Financing Plan prepared by Economic & Planning 
Systems, Inc.  This plan is not part of the General Plan and has not been adopted by the 
City.   
 
More importantly, though, with respect to future City development fees, a separate 
pending fee study is underway by Revenue & Cost Specialists, LLC.  This firm has been 
retained by the City to prepare a more detailed development fee study pursuant to 
Government Code sections 66000-66008.  The future City development fees will be 
based on this Revenue & Cost Specialists study.  In contrast, the draft Public Facilities 
Financing Plan by EPS is a broader plan addressing many aspects of public facilities 
financing, including development fees as well as many other aspects.  The EPS study 
assumptions on development fees will be superseded by the forthcoming more detailed 
Revenue & Cost Specialists study.   
 
Consequently it is premature to conclude that the City nonresidential development fees 
will be so high as to render nonresidential development infeasible.  This premature and 
incorrect assumption on City development fees then leads to incorrect and premature 
conclusions on inconsistency with various General Plan policies.   
 
The future City development fees will not be approved until after the adoption of the new 
General Plan.  Therefore, in approving the new development fees, the City will be 
cognizant of and implement the new General Plan goals and policies. 
 
The comment regarding the disruption of the jobs/housing balance is premised on two 
assumptions: that current job trends will continue; and, that a high City fee structure will 
result in limited commercial development.  These assumptions are improper.  First, as 
explained above, the assumptions on the City fee structure are premature and speculative.  
Second, a principal goal of the General Plan Update is to improve the City jobs/housing 
balance; therefore, it is wrong to assume that the current trends will continue. 
 
The comment regarding Government Code section 65088.4 also is premised on the 
assumption that the City will have an excessively high development fee structure, which 
is premature and speculative and therefore incorrect.  Furthermore, section 65088.4 
principally addresses infill opportunity zones, which is not applicable to the City General 
Plan Update. 
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Response to Comment 8-10: 
 
As identified in the project description (page 3-11 of the DEIR), the two potential sites 
for future Wastewater Treatment Plants (WWTP) are located 1) northwest portion of the 
Study Area near Dry Creek; and 2) southwest portion of the Study Area near the Bear 
River. 
 
The siting, location and development of a new wastewater treatment plant is a major 
project.  Consequently, the City has chosen to evaluate that project in a separate, stand-
alone project environmental impact report that will follow after the adoption of the 
program EIR for the General Plan.  The General Plan contains important policies that 
require the implementation of the wastewater treatment plant master plan, which includes 
the new plant. 
 
A full project-specific environmental impact analysis of any future wastewater plants will 
be conducted prior to construction. The Draft EIR is a program level document focusing 
on the buildout of City infrastructure as a whole and does not include a detailed design 
analysis for project-specific impacts. 
 
Response to Comment 8-11: 
 
Development impact fees will supply funding for the Urban Water Management Plan in 
accordance to the General Plan Update Implementation Program 5.7.  
 
Under water supply issues, a comment is made regarding LAFCO’s role in service 
review.  This issue and other LAFCO issues are addressed in response to comment 10-1. 
The City shall ensure that any future annexations would abide by the Yuba County Local 
Agency Formation Commission (LAFCO) requirements. 
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Comment Letter 9 
Lee Bastien,  
Resident 
 
Response to Comment 9-1: 
 
The commentor was correct in identifying several typographical errors in the text of the 
DEIR. The text shall hereby be changed as follows: 
 
A typographical error on Page 2-2, fourth paragraph, first sentence is hereby revised to 
read: 
 

The EIR concludes that the change in visual character of Wheatland doe 
due to implementation of the General Plan Update would be a significant 
impact because feasible mitigation measures to not exist to reduce the 
impact to a less-than-significant level. 

 
A typographical error in the text of Goal 1.C, which appears on pages 2-17, 2-27, 4.3-9 
and 4.3-20 is hereby revised to read: 
 

Goal 1.C To provide for now new residential development in planned 
neighborhoods to be developed in an orderly style and 
designed to promote walking, bicycling, and transit use.  

 
A typographical error in the text of Policy 1.C.4.g from page 2-29 is hereby revised to 
read: 
 

g.  Distribution and location of neighborhood commercial 
centers, parks, schools, child care centers, and other public-
and public and quasi-public facilities.  

 
These typographical errors do not result in changes to the analysis contained within the 
Draft EIR. 
 
Response to Comment 9-2: 
 
The commentor was correct in identifying errors in the listing of policies from the 
General Plan Update included on page 4.6-8 of the DEIR. The text is hereby revised to 
read: 
 

Policy 9.B.2  The City shall require that new structures intended for 
human occupancy be designed and constructed to minimize 
risk to the safety of occupants due to groundshaking. 

 
Policy 9.B.2  The City shall require submission of a preliminary soils 

report, prepared by a registered civil (geotechnical) 
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engineer and based upon adequate test borings, for every 
subdivision. 

 
Policy 9.B.3  The City shall require that new structures intended for 

human occupancy be designed and constructed to minimize 
risk to the safety of occupants due to ground-shaking 
groundshaking.  

 
These typographical errors do not result in changes to the analysis contained within the 
Draft EIR. 
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Comment Letter 10 
Thomas W. Eres,  
Office of Thomas W. Eres Attorney at Law 
 
Response to Comment 10-1: 
 
A sphere of influence review and update and municipal service review are not included as 
part of the City General Plan Update project.  The sphere of influence and municipal 
service review are Yuba County LAFCO tasks and responsibilities.  The sphere of 
influence review and update does not need to be completed until January 1, 2008 
(Government Code section 56425[g]) and the municipal service review is to be 
undertaken by LAFCO in conjunction with the sphere of influence review (Government 
Code section 56430[c]).  Accordingly, the sphere of influence and municipal service 
reviews do not need to be undertaken at this time and the City may proceed with its 
General Plan Update without a prior or concurrent sphere of influence and municipal 
service review. 
 
The comment misconstrues the phrase “as necessary” in Government Code section 
56425(g).  The entire subsection reads, “On or before January 1, 2008, and every five 
years thereafter, the commission shall, as necessary, review and update each sphere of 
influence.”  By placing “as necessary” between “shall” and “review and update,” the “as 
necessary” phrase modifies “review and update.”  The scope of the review and update 
therefore is measured by what is necessary in the circumstance.  The timing and 
frequency of sphere of influence reviews is governed by the unambiguous phrase, “On or 
before January 1, 2008, and every five years thereafter.”  With its particular placement 
later in the sentence, “as necessary” does not modify this phrase on timing and frequency. 
 
The comment notes that the project description does not include any specific annexation 
requests.  The General Plan EIR is a program EIR that addresses development throughout 
the General Plan area.  The General Plan EIR will be utilized in connection with specific 
development project applications that may involve annexation, rezoning, and tentative 
map approval.  At this time, it is premature to identify specific annexation requests within 
the General Plan project area.  Furthermore, doing so would be inconsistent with the 
nature of a program EIR. 
 
Response to Comment 10-2: 
 
The commentor is correct in that the DEIR contains several inadvertent uses of the phrase 
“planning area” instead of “study area” within the document. When the document uses 
the term planning area it is actually referring to the General Plan study area. For a more 
comprehensive description of the areas associated with the terms listed in the comment, 
see the Land Use Chapter (page 4.9-3) of the DEIR. 
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Response to Comment 10-3: 
 
CEQA requires that all source documents related to an EIR be available for public review 
(though does not require that all relevant documents be included in the appendix.) All of 
source documents and reports related to this Draft EIR were made available at City Hall 
and/or through the Mintier and Associates website. 
 
Additionally, because the Draft EIR includes every checklist question suggested in the 
CEQA Guidelines, no Initial Study was prepared. This is in accordance with Section 
15063 of the CEQA Guidelines, which states, “If the lead agency can determine that an 
EIR will clearly be required for the project, an initial study is not required.” 
 
In regard to issues raised regarding the foundation of the economic analysis included in 
the EIR, please refer to the General Plan Background Report, Chapter 3, Economic 
Conditions, (July 2, 2004) for an economic analysis related to future city growth and 
development. 
 
Response to Comment 10-4: 
 
A detailed analysis and discussion of possible wastewater alternatives and a Waste Water 
Management Master Plan, which would facilitate the growth of the City of Wheatland in 
accordance to the General Plan Update, are included in Volume 2, appendix K of the 
Draft EIR.  See also Response to Comment 8-10. 
 
Response to Comment 10-5: 
 
The City recognizes that flood protection is the major issue affecting development in the 
GPU area.  As such the City has been working with the Reclamation Districts, RD 817 
and RD 2103, to develop solutions to this important issue.  Because the levees are the 
responsibility of the RD’s and the State of California, the City will continue to work with 
those responsible agencies.  In addition because the City is a participant in the National 
Flood Insurance Program we recognize that to maintain the City’s participation that all 
future development must meet FEMA’s requirements to be eligible for those insurance 
benefits, which includes compliance with the City’s floodplain management ordinance.  
The GPU Policies and EIR address this issue. 
 
Response to Comment 10-6: 
 
A copy of the “Existing Circulation Element and Opportunities and Constraints Analysis 
– Working Paper Number 1” is on file with the City for pubic review, as is a copy of the 
Jones Ranch and Heritage Oaks EIR.  The traffic studies conducted for the Jones Ranch 
and Heritage Oaks Estates EIRs were conducted separately and were not part of the GPU 
process. These documents are on file at City Hall for review. Furthermore, the traffic 
study conducted for the General Plan Update EIR included traffic assumptions for the 
Jones Ranch and Heritage Oaks Estates projects.  
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The construction of the bypass and the relocation of railroad tracks were assumed in the 
traffic study based on direction from City staff.  The GPU anticipates that the bypass will 
be completed before the buildout of the GPU is completed by 2025. Therefore, including 
the bypass as a component of the circulation system is appropriate. In addition, the 
stipulation that new developments should be responsible for their fair share of future 
circulation system improvements, including the bypass, is also appropriate. 
 
Response to Comment 10-7: 
 
See Response to Comment 3-2 and 3-3. 
 
Response to Comment 10-8: 
 
See the response to comment 10-1 regarding the sphere of influence and municipal 
service review issues.   
 
With respect to the draft Fiscal Impact Study of New Development at General Plan 
Service Levels and draft Public Facilities Financing Plan, these documents are not part of 
the General Plan.  The economic and fiscal impacts of the project are outside CEQA 
purview.  (CEQA Guidelines sections 15064(e) & 15131.)   
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Comment Letter 11 
Gregory M. Guth,  
Klinedinst Attorneys at Law 
 
Response to Comment 11-1: 
 
This comment relates to the Almond Estates project, which is proceeding under the 
current Wheatland General Plan and is the subject of a separate project level EIR, which 
addresses the subject matter of the comment. 
 
Response to Comment 11-2: 
 
This comment does not address the adequacy of the EIR. 
 
Response to Comment 11-3: 
 
The GPU and the DEIR address the potential buildout of the Nichols Ranch at a program-
level. The General Plan Land Use Diagram designates the Nichols Ranch project site for 
residential, commercial, and public uses. An application for annexation has been 
submitted to the City and a project-level environmental document will be prepared for the 
processing of the annexation application for Nichols Ranch.  
 
Response to Comment 11-4 and 11-5: 
 
The development of Nichols Ranch based on the proposed land uses in the General Plan 
is part of the General Plan project and draft EIR; however, it is analyzed on a broad, 
regional scope as part of the program EIR.  Specific Nichols Ranch development issues 
will be addressed in more detail as part of the later CEQA review of the Nichols Ranch 
development project application, which will tier off of the General Plan EIR.  The 
General Plan EIR does not address specific Nichols Ranch access issues, but does address 
transportation and circulation issues relating to development of the entire General Plan 
study area, which includes Nichols Ranch. 
 
Response to Comment 11-6: 
 
A General Plan funding agreement exists with Nichols Ranch that addresses the potential 
to relocate a current at grade railroad crossing to McDevitt, as reflected in the current 
General Plan and is addressed in the General Plan Update.  The City does not have an 
agreement to ensure railroad access; therefore, the EIR does not include a discussion 
related to such an agreement. 
 
Response to Comment 11-7: 
 
Comment noted. A program level study of flood risks for the entire study area is included 
in the Draft EIR. The commentor is referring to the project level impacts related to the 
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Nichols Ranch project. The comment relates to a future consideration under the 
anticipated environmental review for the Nichols Ranch project 
 
Response to Comment 11-8: 
 
This comment relates to the Almond Estates project, which is proceeding under the 
current Wheatland General Plan and is the subject of a separate environmental review, 
which addresses the subject matter of the comment. 
 
The City did not authorize or approve of any grading on the Nichols ranch property 
because the Nichols Ranch property is located outside of the City limits.  Any grading 
that has occurred in the past would fall under the jurisdiction of Yuba County. 
 
Response to Comment 11-9: 
 
To the best of the City’s knowledge, the Nichols Ranch site has not undergone any recent 
development activity. The grading referred to by the commentor may have been related to 
leveling and reclamation of surface mining operations on the property, which were 
conducted from 1955 to 2005. The City is not aware whether historical drainage patterns 
were changed as a result of any recent grading. 
 
Any recent grading on the Nichols Ranch property was not approved by the City, is not a 
part of the General Plan project that is the subject of the EIR, and is not a City action or 
project.  The City did not review or approve any drainage plans for work on the Nichols 
Ranch property.  The Nichols Ranch property is not located within the City and the City 
lacks jurisdiction over drainage and development activity on the property.  The City 
General Plan policies, goals and development standards and requirements will apply to 
unincorporated territory such as Nichols Ranch only as the land is annexed to the City.  
The commentor should address his inquiries to the County of Yuba. 
 
Drainage issues relating to the Nichols Ranch property are addressed at a program EIR 
level of review in chapter 4.8 of the EIR.  The EIR environmental setting or baseline is 
the environmental conditions as they existed at the time of the 2005 publication of the 
notice of preparation.  (CEQA Guidelines section 15125(a).)  Consequently, the EIR 
environmental setting does not address any private grading activity that may have 
occurred in recent months and after the NOP.  Any changes in the environmental 
conditions or project circumstances will be addressed at the time of the Nichols Ranch-
specific CEQA environmental review that will tier off of the General Plan EIR. 
 
Response to Comment 11-10: 
 
The Nichols Ranch area is currently within Yuba County and is outside of the City’s 
jurisdiction. Therefore, City approvals were not required. 
 
Response to Comment 11-11: 
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The comment relates to a future consideration under the anticipated environmental 
review for the Nichols Ranch project (also, see Response to Comment 11-9.) 
 
Response to Comment 11-12 through 11-17: 
 
Comments noted.  See Response to Comment 11-9. 
 
Response to Comment 11-18: 
 
The comment relates to a future consideration under the environmental review for the 
Nichols Ranch project (also, see Response to Comment 11-9.) 
 
Response to Comment 11-19: 
 
Project specific impacts related to the Nichols Ranch project will be addressed in the 
environmental review for that project. The Nichols Ranch project will be responsible for 
mitigating impacts associated with drainage on the project site in accordance with the 
Wheatland General Plan Update and associated EIR. 
 
Response to Comment 11-20: 
 
Comment noted.  See Response to Comment 11-9. 
 
Response to Comment 11-21: 
 
Project specific impacts related to the Nichols Ranch project will be addressed in the 
environmental review for that project. The Nichols Ranch project will be responsible for 
mitigating impacts associated with drainage on the project site in accordance with the 
Wheatland General Plan Update and associated EIR.  After the property is annexed to the 
City, any new drainage work will be subject to applicable City and other governmental 
permits and regulations. 
 
Response to Comment 11-22: 
 
Comment noted.  See Response to Comment 11-6. 
 
Response to Comment 11-23: 
 
The City has not had any specific conversations with UPRR concerning the Baker Ranch 
private crossing. The City is in the beginning stages of working with UPRR to explore 
the possible relocation of the UPRR tracks to a location east of the proposed SR 65 By-
pass.  If this were to happen, east/west circulation through the GPU area would be 
benefited with more flexibility as to east/west connectors. 
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Response to Comment 11-24: 
 
The City does not intend to initiate any discussions regarding the Baker Ranch private 
crossing pending our discussions with UPRR on the possible relocation of the tracks. 
 
Response to Comment 11-25: 
 
The McDevitt crossing is not conditioned upon approval of the SR 65 Bypass.  The City 
does not intend to initiate any discussions regarding the Baker Ranch property crossing. 
 
Response to Comment 11-26: 
 
Comment noted.  The property and railroad crossing in question are outside of the City of 
Wheatland; therefore the City was not involved in any agreements or authorizations 
involving the railroad crossing. 
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Comment Letter 12 
Kathleen R. O’Connor,  
Landowner/Orchardist  (dated February 2, 2006) 
 
Response to Comment 12-1: 
 
This comment states that the commentor feels that the Draft EIR is not sufficient. 
Specific issues are addressed in the following comments. 
 
Response to Comment 12-2 and 12-3: 
 
As stated on page 4.8-30 of the DEIR, each of the three-flood control alternatives are 
designed to provide adequate flood protection for the City. The regional reclamation 
districts have jurisdiction over the decision of which flood alternatives would provide the 
most appropriate means of flood protection. However, it should be noted that additional 
environmental review would be required prior to implementation of the chosen 
alternative. The General Plan EIR is a program EIR and analyzes flood impacts and 
mitigation at a program-wide level.  Additional, in-depth analysis of any specific levee 
improvement or other flood control project would tier of the General Plan EIR, would 
include an analysis of associated impacts, and would address the commentor’s specific 
concerns if the Oakley Lane Cross Levee alternative is chosen.  The comments 
concerning impacts to agricultural land are noted.  These issues would be addressed in 
the environmental review of any specific levee or flood control project. 
 
Response to Comment 12-4: 
 
Impacts associated with the selected flood control alternative will be addressed in a 
project-specific environmental study prior to any construction activities. This 
environmental review will require that all environmental impacts either be mitigated, or if 
deemed to be significant and unavoidable, the impacts would require a Statement of 
Overriding Consideration by the lead agency.  
 
The Draft EIR is a program level document, focusing on establishing policies and 
guidelines for the general buildout of the General Plan Update. The scope of the Draft 
EIR does not include detailed project-specific impacts; those impacts will be addressed in 
project-specific environmental reviews prior to construction. 
 
In accordance with CEQA Guidelines Section 15087, the Wheatland General Plan 
Update Notice of Availability was sent out to all persons on the General Plan notification 
list on December 22, 2005.  Additionally, the notice was also published in the Wheatland 
Appeal-Democrat on December 23, 2005 in conjunction with the Draft EIR being made 
available for public review at City Hall. 
 
Response to Comment 12-5: 
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Alternative Two is considered a viable alternative for flood protection for the General 
Plan Study Area. The levee improvements would be located outside of the City of 
Wheatland’s Sphere of Influence, in Sutter County. However, this would not preclude 
implementation of the alternative.  While implementation of the Alternative could result 
in significant impacts to elderberry bushes, such potential impacts do not render the 
Alternative "not viable" but instead would result in requirements to mitigate such impacts 
in accordance with Federal regulations. 
 
Response to Comment 12-6: 
 
As noted by the commentor, the responsibility for the selection of flood control 
alternatives rests with regional reclamation districts and that “It should also be noted that 
prior to implementation of the reclamation district’s chosen alternative, additional 
environmental review would be completed” (page 4.8-30 of the DEIR). Additional 
environmental review for the chosen alternative would be required prior to 
implementation. The environmental review would be required to include analysis of 
impacts to agricultural resources and other relevant concerns. 
 
Response to Comment 12-7: 
 
The commentor’s objection is noted. Approval of the General Plan Update EIR would not 
result in the development of alternatives, such as the levees, discussed within the Draft 
EIR. Prior to construction of the selected alternative, project-specific environmental 
analysis would be conducted, which would address the issues raised by the commentor.  
 
Response to Comment 12-8: 
 
Most of this comment summarizes certain legal principles from the CEQA Guidelines 
and cases, which does not require a response.  The last sentence states the author’s 
conclusion, without analysis or support, that the Draft EIR does not adequately analyze 
the project and mitigation measures.  The City disagrees and believes that the EIR is 
adequate and complete.  
 
Response to Comment 12-9: 
 
The commentor is correct in that the outdated August report was inadvertently included 
in the Draft EIR instead of the more recent November report. However, staff made the 
November report available for public review at City Hall during the public review period 
and, as noted in Response to Comment 10-3. 
 
Response to Comment 12-10: 
 
The comment objects to the use of computer models in developing the alternative 
drainage plan concepts to consider in implementing the General Plan.  The use of 
computer models by engineers in drainage studies is a well-accepted practice and the City 
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stands by the use of such models in undertaking the CEQA environmental and related 
analyses. 
 
The comment inquires about how lands and rights-of-way will be acquired for City 
drainage improvements.  The land and rights-of-way will be acquired through a 
combination of developer installation of facilities and dedication to the City, purchase of 
land and easements, and, when necessary, eminent domain.  At this stage, the City cannot 
determine how particular lands or rights-of-way will be acquired. These issues will be 
studies in detail via the project-specific environmental review process, which will be 
conducted at a later date for the regional levee improvements.  
 
The comment questions whether drainage channels will be a dangerous condition and 
attractive nuisance.  The City knows that it can be held liable for dangerous conditions on 
public property.  Consequently, when designing and constructing particular drainage 
improvements, the City and its engineers will design them in such a manner so as to not 
create a dangerous condition, which will include fencing where appropriate. 
 
The comment questions whether wildlife will be impacted by the drainage improvements.  
Impacts to wildlife caused by General Plan implementation are addressed in Chapter 4.4 
of the Draft EIR. 
 
The comment states that the EIR should analyze the fiscal impacts of removing existing 
levees and inverse condemnation.  The economic and fiscal impacts of a project are 
outside CEQA purview and will be considered by the lead agency during future review.  
(CEQA Guidelines sections 15064(e) & 15131.)   
 
Response to Comment 12-11: 
 
See Response to Comment 6-10.  
 
Response to Comment 12-12: 
 
Comment noted.  The City believes that the draft EIR adequately analyzes the potential 
fire and police related impacts and mitigation, and disagrees that the EIR is inadequate in 
this regard.  The City acknowledges that the Wheatland Fire Authority (a separate 
governmental agency, of which the City is a member) is undertaking a proposed fire 
suppression assessment throughout the Fire Authority boundaries (of which the City is 
only a small part) in order to increase revenue for fire service operations.  The assessment 
requires approval by a majority of the affected property owners.  The assessment is a 
proposal by another government agency and not of the City’s project or EIR.  A fire 
suppression assessment was not included as a mitigation measure because its 
implementation requires property owner approval, which is uncertain making the 
mitigation measure infeasible.  Nevertheless, if the property owners approve the Fire 
Authority assessment, the additional revenue will improve fire services in the area. 
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Response to Comment 12-13: 
 
This comment summarizes all comments included in this letter. Answers to specific 
questions and concerns raised are included in Responses to Comments 12-1 through 12-
12. 
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Comment Letter 13 
Kathleen R. O’Connor,  
Landowner/Orchardist (dated February 6, 2006). 
 
Response to Comment 13-1: 
 
The program/project is described in chapter 3 of the draft EIR.  The Draft EIR is a 
program EIR and is consistent with CEQA Guidelines section 15124. Specifically the 
Draft EIR outlines the boundaries of the proposed project (study area), states the goals 
and objectives of the proposed project (see Project Description page 3-4), provides a 
description of the existing setting, and provides a description of the project and intended 
uses associated with the EIR. 
 
Response to Comment 13-2: 
 
The commentor has expressed concern that the City did not provide public notice or 
distribution of the Notice of Preparation (NOP) for the Wheatland General Plan Update 
Draft EIR. At the time that the NOP is filed, impacts related to projects have not yet been 
analyzed and alternatives have not yet been prepared. Therefore, providing notice to all 
private parties whom may be affected by the buildout of the proposed project or related 
alternatives is not required by CEQA or feasible. 
 
Under CEQA, the lead agency is required to notify all responsible federal and state 
agencies and trustees that may be affected by or have jurisdiction over the proposed 
project in accordance with section 15082 of the CEQA Guidelines. Additionally, section 
15086(b)(2) states that the lead agency consult with any member of the public who has 
filed written requests to receive notices with the lead agency or the clerk of the governing 
body. The NOP for the Wheatland General Plan Update was distributed to all applicable 
parties pursuant with the above CEQA guidelines. 
 
In the event that the Oakley Lane Cross-levee alternative in question is selected an 
additional site-specific environmental analysis would be required. In this event, the NOP 
will be sent to all public entities and any private parties who have requested notification 
pursuant with 15086(b)(2). 
 
Response to Comment 13-3: 
 
The City did not conduct an Initial Study for the General Plan Update; therefore, an 
Initial Study was not included in the Draft EIR. As noted in Section 15063(a) of CEQA 
Guidelines, “If the lead agency can determine that an EIR will clearly be required for the 
project, an initial study is not required.” Additionally, the Draft EIR addresses every topic 
from the CEQA environmental checklists; therefore, CEQA Guidelines Section 15128, as 
quoted by the commentor, is not applicable.  
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Response to Comment 13-4: 
 
The current sphere of influence boundaries are shown in the Draft EIR at Figures 3-2, 3-
3, 4.9-1 and 4.9-5.  With regard to the comments regarding sphere of influence review 
and municipal service review prior to or concurrent with the City General Plan Update, 
see the Response to Comment 10-1.  Furthermore, the state law on general plans does not 
link the general plan study area to the sphere of influence, but rather provides that the 
general plan should cover the City and “any land outside its boundaries which in the 
planning agency's judgment bears relation to its planning.”  (Government Code section 
65300.) 
 
The comment states that the Draft EIR makes no provision for agricultural land as a 
planned land use.  This is incorrect.  The General Plan land use designations include a 
substantial portion of the project area within the Urban Reserve designation, which is a 
land use that includes agriculture as an allowable use (see Figure 4.9-5 & p. 4.9-22.) 
 
The comment states that the Draft EIR does not indicate whether there are parcels 
available for development within the existing City limits or the extent of vacant land 
within the City.  This is incorrect.  Table 4.9-1 shows that there are only 83 vacant acres 
within the City and Table 4.9-2 shows that there is current development activity on 78 
acres in the City, leaving only approximately five acres within the existing City limits 
that are vacant and on which there is no current development activity. 
 
Response to Comment 13-5: 
 
This Final EIR provides a response to all comments received on the Draft EIR as required 
by CEQA Section 15088. 
 
Response to Comment 13-6: 
 
The Draft EIR includes an analysis of all issues included in the CEQA Guidelines 
checklist. Some chapters within the Draft EIR rely on data from other chapters; for 
example, Air Quality and Noise analyses are greatly dependent on Traffic and Circulation 
figures. The nature of much of the analysis included in the Draft EIR is integrated and 
interdependent. 
 
Response to Comment 13-7: 
 
The commentor argues that the Draft EIR contradicts itself in Impact 4.1-1 in concluding 
that there is a less-than-significant impact to scenic vistas and other natural resources. 
The commentor contends that, because the Draft EIR finds that Impact 4.1-3 regarding 
impacts to the visual character of the City to be significant and unavoidable, that impacts 
related to scenic vistas would also be significant. 
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However, the two impacts are not mutually exclusive. Impact statement 4.1-1 defines 
scenic vista as: 
 

The rural setting surrounding the study area provides views of open agricultural areas to 
the south and west, and the foothills and mountains to the west and north. (Aesthetics 4.1-
7) 

 
While visual character is defined in Impact 4.1-3 as the following: 
 

The development associated with the proposed General Plan Update may have impacts 
on the quality of the built environment of Wheatland. Currently, the character of 
Wheatland is that of a primarily low-density residential community, without an 
incorporated downtown area. (Aesthetics 4.1-10) 

 
The scopes of these two impacts are quite different, and the argument that because 
Impact 4.1-3 was found to be significant and unavoidable, does not predicate the 
conclusion that 4.1-1 would also be significant. As stated above, Impact 4.1-1 is focused 
on preserving scenic vistas and natural resources, such as open agricultural areas to the 
south and west, and the views of the foothills. The General Plan Update includes a 4,700-
acre urban reserve area as well as a number of policies (listed in the discussion of Impact 
4.1-1), which are designed to reduce and mitigate impacts related to the degradation of 
scenic vistas and natural resources on a broad and semi-regional scale. Additionally, it 
should be noted, that identified scenic vistas do not exist within the City of Wheatland. 
 
Conversely, Impact 4.1-3 discusses the visual character of the City. The visual character 
of the city is a much more localized issue focusing on population density and rural 
atmosphere, rather than broad sweeping views of the countryside. As stated, the Draft 
EIR found impacts related to the visual character of the City to be significant and 
unavoidable. 
 
As a concluding note, the definition of scenic vista is a matter of personal interpretation. 
For the sake of this EIR, the definition is based upon the description provided in Impact 
4.1-1, which was found to be less-than-significant with the implementation of goals and 
policies included in the General Plan Update. 
 
Response to Comment 13-8: 
 
The Draft EIR finds impacts to agricultural resources to be significant and unavoidable. 
However, the General Plan Update includes 4,700 acres of urban reserve and includes a 
number of goals and policies (such as Policy 1.A.8, Goal 1.H, and Policy 1.H.1), which 
are dedicated to the preservation of agricultural land in general, and of the urban reserve 
in particular.  
 
Additionally, a copy of the Draft EIR was supplied to Yuba County for review. The 
County did not return any comments regarding any conflicts between the City’s goals and 
policies and those within the County.  
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Response to Comment 13-9: 
 
The analysis of regional air quality impacts utilized default assumptions for trip 
characteristics (average length, average speed, trip type distribution) for development in 
the lower Sacramento Valley air basin.  These values are statistically determined based 
on regional travel pattern surveys.  The 9.7-mile trip length cited in the comment is an 
average, and one would expect a substantial range is actual trip length with some trips 
being quite long (to Sacramento, for example) and many being quite short (Wheatland 
and environs).   If one assumes a substantial fraction of home-to-work trips go to 
Sacramento the average trip length for this type of trip might be somewhat short.  
However, a longer trip length only affects Vehicles Miles Traveled (VMT) and not trip 
generation.  For a year 2025 vehicle mix, VMT has a relatively slight effect on emissions 
compared to trip generation because the bulk of emissions occurs during hot and cold 
starts of vehicles when catalytic converters are not fully functional.  The effect of longer 
trip lengths is to add to “hot stabilized” emissions, which are small compared to hot and 
cold start emissions.   
 
Impact 4.3-1 has no relation to the URBEMIS-2002 output. The URBEMIS-2002 output 
is related to Impact 4.3-4. Impact 4.3-1 is based on the fact that the General Plan policies 
do not address the issue of siting of sensitive receptors near mobile sources of Toxic Air 
Contaminants as suggested by California Air Resources Board guidance.  With the 
proposed mitigation, the siting of such sensitive receptors would be included in the 
General Plan policies.  The actual mitigation measures to be adopted would be 
determined at the time of specific project review.  While not the only means of reducing 
exposure, provision of a buffer zone between the source and receptor is the primary 
suggestions of the CARB guidance document. 
 
Carbon monoxide impacts (Impact 4.3-2) are addressed through dispersion modeling.  
Carbon monoxide is a local pollutant that is relatively inert (not reactive in the 
atmosphere) and therefore can be addressed in this manner.  The standard of significance 
is the state/federal ambient air quality standard.  Ozone and PM10 impacts are addressed 
in a different manner in Impact 4.3-4.  Because these are reactive, regional pollutants 
they are addressed by comparing regional emissions of ozone precursors (ROG and NOx) 
and PM10 emissions to the Feather River AQMD thresholds of significance.  The 
conclusion of the DEIR was that the project would have a significant impact with respect 
to these pollutants. 
 
Impact 4.3-3 addresses emissions generated during construction activities associated with 
buildout of the General Plan. The DEIR concludes that construction activity emissions 
would have a potentially significant impact and several mitigation measures are set forth 
(as established by the Feather River Air Quality Management District), which were 
determined to reduce the impact to a less-than-significant level. Upon further 
consideration by the City, the determination has been made that even with 
implementation of all of the measures outlined in Mitigation Measure 4.3-3, it cannot be 
conclusively determined that construction-generated emissions would be reduced to 
levels below the thresholds established by the Feather River Air Quality Management 
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District. As a result, page 4.3-15 of the DEIR, sentence under “Mitigation Measures,” is 
hereby revised to read:  
 

Mitigation Measure(s) 
Implementation of the following mitigation measures would reduce the above 
impacts, but not to a less-than-significant level. Therefore, the impact would 
remain significant and unavoidable.  

 
Because Impact 4.3-3 was previously identified as significant in the DEIR, the above 
change does not result in a new significant impact. Therefore, the previous environmental 
analysis remains adequate.  
 
Special assumptions were not made in the use the URBEMIS-2002 program.  The 
program defaults for the lower Sacramento Valley air basin were used.  These are the 
appropriate assumptions for the proposed project.  Justification for the assumptions 
would only be needed if changes were made to the default assumptions for the air basin. 
The DEIR provides estimates of project-related emissions for direct emissions (released 
on site) and secondary emissions (released within the air basin by vehicles).    Both 
vehicular and stationary sources are included in the analysis, and impacts were 
determined based on the sum of these emissions, including both auto and truck emissions.  
Secondary emissions associated with train travel are too speculative to estimate. The 
project would not be expected to result in any new farm-related emissions.  The DEIR 
calculated project-related emissions and found them to represent a significant and 
unavoidable impact. 
 
The California Health and Safety Code does not currently include a section 40929.  In 
1998, Section 40929 was renumbered as Section 40717.9 and it has been assumed this is 
the section of the Health and Safety Code being referred to.  This section forbids public 
agencies from requiring employers to implement an employee trip reduction program 
unless required by federal law where its elimination would result in federal sanctions.  
The General Plan policies do not require employers to participate in an employee trip 
reduction program, and thus would not be subject to Section 40717.9 of the California 
Health and Safety Code. 
 
Response to Comment 13-10: 
 
The comment misapplies CEQA Guidelines section 15065.  This section is contained in 
the preliminary review/initial study article of the Guidelines.  The standards in section 
15065 are relevant in determining whether a project may have a significant impact on the 
environment so as to necessitate the preparation of an EIR.  After an EIR has been 
prepared and the lead agency has considered mitigation measures, the determination of 
whether an impact remains significant after mitigation is governed by CEQA Guidelines 
sections 15126-15126.4. 
 
The Draft EIR determines that the proposed project would have potentially significant to 
the commented upon biological resources, but that these impacts would be reduced to a 
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less-than-significant level through the implementation of the goals and policies included 
in the Wheatland General Plan Update. 
 
Impact 4.4-2 is concluded to be less-than-significant after the implementation of the goals 
and policies listed in the impact discussion. Policy 8.B.8 states the following: 
 

On sites that have the potential to contain critical or sensitive habitats or special-species 
or are within 100 feet of such areas, the City shall require the project applicant to have 
the site surveyed by a qualified biologist.  A report on the findings of this survey shall be 
submitted to the City as part of the application process. 

 
The conclusion of less-than-significant assumes that a site-specific environmental 
assessment for any future projects is conducted in accordance with Policy 8.B.8. 
Additionally, Policy 8.B.6 states that all projects shall be reviewed in accordance with 
applicable Federal, State and local statutes protecting special-status species and 
jurisdictional wetlands. These policies, in conjunction with other applicable policies 
(such as those listed in Impact 4.4-2) ensure that an adequate level of environmental 
analysis is conducted and that the appropriate measures to eliminate or otherwise mitigate 
environmental impacts are executed. 
 
Response to Comment 13-11: 
 
The General Plan EIR does not include or authorize any specific levee construction.  Any 
impacts to cultural and historical resources that may result from the construction of any 
of the chosen flood control alternatives (or any other element within the scope of the 
buildout of the General Plan) would require a project-level environmental study, which 
would address the concerns listed in comment 13-11. As stated previously, a full 
environmental assessment would be required before the construction of the chosen flood-
control alternative. 
 
The comment concerning the Lichy house is noted. 
 
Response to Comment 13-12: 
 
The Wheatland General Plan Update was composed within the land-use guidelines set 
forth by the Beale Air Force Base Comprehensive Land Use Plan and is therefore 
compatible with the Beale Land use Plan (see Figure 4.7-4 from the chapter on Hazards 
and Hazardous Material). 
 
Although the City does not currently have an adopted Emergency Response Plan, 
General Plan Policy 9.A.1 specifies that the City shall prepare and regularly update 
emergency service plans (see also Policy 9.A.9 regarding cooperation with other public 
agencies and organization for emergency planning.) Though the City does not yet have an 
Emergency Response Plan, Impact 4.7-4 notes that any adopted Emergency Response 
Plan would have precedent and that the General Plan policies would not interfere with 
standards set forth in a response plan. 
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Response to Comment 13-13: 
 
Regarding the first paragraph, the comment is noted. 
 
Regarding the second paragraph, the existing floodplain conditions are explained and 
shown in the Draft EIR at pages 4.8-2 to 4.8-11.  The implementation of the General Plan 
policies explained in chapter 4.8 will control development within the floodplain.  
Furthermore, any new development in the City would be subject to the City’s floodplain 
management ordinance, which restricts building in the 100-year floodplain. 
 
Regarding the third and fourth paragraphs, the Draft EIR shows that the south Yuba 
County groundwater basin contains substantial groundwater storage and is a sufficient 
water supply to serve build-out of the General Plan area.  (Draft EIR chapter 4.16.)  
Moreover, for subsequent specific development project applications, Mitigation Measure 
4.16-1 and Water Code section 10910 will require developers to further demonstrate the 
adequacy of the water supply through a project-specific water supply assessment. 
 
Response to Comment 13-14: 
 
Comments noted on the facts stated in the first paragraph of the comment. 
 
The commenter is directed to Appendix K “Wastewater Treatment Facilities Master 
Plan” prepared by CH2MHill dated September 2004 concerning analysis of the proposed 
new treatment facilities.  The City is currently in the process of beginning the design and 
environmental analysis for a new Wastewater Treatment Plant (WWTP).  That process 
will include a project specific environmental document for the new WWTP.  The analysis 
will look at all of the impacts such a facility would have on the surrounding environs and 
evaluate alternative treatment sites. 
 
The City has prepared a Public Facilities Finance Plan which looks at how all public 
facilities proposed in the GPU would be funded.  The Public Facilities Finance Plan does 
not make final conclusions as to funding scenarios but gives the City options to explore 
as it prepares its development fee studies and financing plans. 
 
Response to Comment 13-15: 
 
CEQA provides for the cumulative impacts analysis to analyze the cumulative impacts of 
past, present and probable future projects and for the lead agency to define the 
geographic scope of the cumulative impacts analysis and provide a reasonable 
explanation for the geographic limitation used  (CEQA Guidelines section 15130.) 
 
The Draft EIR considers the potential environmental impacts from a wide variety of 
potential development projects throughout the large General Plan study area.  For 
example, the Nichols Ranch project referred to in the comment is one of many potential 
development projects within the General Plan study area.  For each of the resource study 
areas in Chapter 4, the Draft EIR then determines and, utilizing various methodologies, 
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makes projections about the overall impacts on that resource from development and 
build-out of the General Plan area consistent with the General Plan land use designations, 
goals and policies.  The analysis of those overall impacts throughout Chapter 4 is the 
cumulative impacts analysis  (see Draft EIR p. 4.0-2.) 
 
CEQA also provides the City as lead agency with the discretion to determine and define 
the geographic scope of the analysis.  Draft EIR Chapter 3 establishes the General Plan 
study area as the area of cumulative impacts analysis and explains why that is a 
reasonable study area. 
 
Response to Comment 13-16: 
 
The Draft EIR discusses three alternatives in detail, including the No Project Alternative, 
the 65 East Development Alternative, and the Reduced Buildout Alternative. These 
alternatives are selected based upon their ability to satisfy the objectives of the General 
Plan Update, as specified in the Alternatives Chapter of the Draft EIR (page 6-2.) 
 
As stated in CEQA Guidelines 15126.6(a), an EIR “need not consider every conceivable 
alternative to a project, Rather it must consider a reasonable range of potentially feasible 
alternatives that would foster informed decisionmaking and public participation.”  An 
analysis of every possible alternative that would reasonably satisfy the goals of the 
project would be infeasible. The alternatives included in the chapter offer points of 
reference that foster informed decisionmaking and have incited public input and 
participation, and are therefore sufficient under CEQA. 
 
Response to Comment 13-17: 
 
Caltrans has 10 different traffic signal warrants that are based on different factors. The 
traffic signal warrants that are discussed in this study are for the peak hour traffic and are 
based on the number of vehicles turning left onto the major street.  As indicated in the 
report, motorists waiting to turn onto the street experience very long delays.  This is 
indicative of the high volume of traffic on Main Street itself.  As the traffic volumes on 
Main Street are high and motorists experiencing long delays, many of these motorists 
choose to turn right onto Main Street and alter their desired path before heading in their 
ultimate direction of travel.  As Caltrans only counts left turning motorists into their 
warrant analysis during the peak hour, the number of left turning motorist falls below 
their set thresholds for meeting peak hour warrants during the observed periods on a 
regular basis. The traffic study also looked at the number of number of pedestrians 
crossing at the SR 65 / First Street intersection which is approaching the 100 pedestrian per 
hour minimum established by Warrants 3-4 and a traffic signal and indicated that a signal 
may be justified based on this criteria at this location.  
 
The traffic model that was utilized for this report to generate future traffic projections is not 
based on existing peak hour turning movements and therefore the two are not related.  The 
traffic model did include both Oakley Lane and the Jones Ranch project and as such traffic 
generated from the Jones Ranch has the ability to utilize Oakley Lane.  It should be noted 
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that the EIR for the GPU is a study of the impacts of development of all of the assumed land 
uses on the assumed circulation system and does not address traffic generated by specific 
developments on individual roadways. 
 
See also Response to Comment 6-10. 
 
Response to Comment 13-18: 
 
As commentor notes, CEQA Guidelines 15126.4(a)(4)(b) states that the “mitigation 
measure must be ‘roughly proportional’ to the impacts of the project.”  The Draft EIR 
specifies that any new developments would pay fair share fees associated with the 
expansion of necessary public services (such as schools, police and fire protection). 
These fair share fees provide mitigation that is proportional to the impacts of the 
proposed project on the public services infrastructure.  
 
See also Response to Comment 12-12. 
 
Response to Comment 13-19: 
 
The current job/housing ratio in the City of Wheatland is 0.53 the buildout of the General 
Plan Update would result in a ration of 0.9. This would be a significant improvement 
over the current conditions and would help develop Wheatland’s local employment base 
and would decrease the extent to which that Wheatland is a bedroom community. 
 
A reduced buildout alternative is addressed in the Alternatives chapter of the Draft EIR 
on page 6-11. The reduced buildout would result in the development of 1,694 fewer acres 
than the proposed General Plan Update. 
 
The commentor is correct that the increase in the population in the Wheatland area as a 
result of the buildout of the General Plan Update would be substantial (as noted in Impact 
4.12-1). However, the policies set forth in the General Plan Update, and listed 
specifically in Impact 4.12-1 would require developers to pay fair share fees to help 
expand existing infrastructure to facilitate growth. Additionally, as stated above, the 
General Plan Update would also include an increase in the job/housing ratio within the 
City. Because of these mitigating factors, which would provide for the expansion of 
necessary public services and commercial infrastructure, the substantial increase in 
population was found to have a less-than-significant impact. 
 
In regard to impacts related to the displacement of existing housing, CEQA maintains 
that an impact would be potentially significant if it would impact a substantial number of 
individuals. As stated in impact 4.12-2, future development would take place in an area 
that is primarily agricultural. Therefore, the displacement of existing housing in an 
agricultural setting would not result in a significant impact. 
 
Response to Comment 13-20: 
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The General Plan Update abides by the standards set by the Beale Air Force Base 
Comprehensive Land Use Plan. All areas designated for residential development in the 
project area are in the 60 dB sound contour set forth in the Beale Land Use Plan and 
would maintain acceptable levels within standard set by the City Noise Ordinance for 
associated land uses. As illustrated in Figure 4.11-9 of the Draft EIR, the 65 CNEL area 
(which would have the potential for flyover noise levels in excess of 65 dB) would 
encroach upon the planning area on the eastern edge and on the far northwestern corner. 
As shown in Figure 3-3, the area on the eastern edge of the City is designated to be 
developed for commercial and employment uses and the area to the northwest is 
designated as part of the urban reserve. The potential noise generated by airplane flyovers 
in these areas would be at acceptable levels for the associated land uses and, therefore, 
would be a less-than-significant impact. 
 
The impact of existing railroad lines on future residential developments in the Wheatland 
Area is addressed in Impact 4.11-4 and specifically addressed in Policy 9.G.4 which 
specifies that project-level mitigation measures must be included to reduce exterior noise 
levels to acceptable levels (as defined in Table 4.11-8 of the Draft EIR.)  
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Comment Letter 14 
Craig M. Sandberg,  
Law Offices of Sandberg, Lo Duca & Aland, LLP 
 
Response to Comment 14-1: 
 
Several developments, which are in the planning stages, including the Nichols Ranch 
project, have included provisions for the development of Ring Road in their tentative 
maps, as proposed in the General Plan Update. Other projects which have been recently 
approved, including the Heritage Oaks Estates – East project, dedicate adequate right-of-
way for the Ring Road. The City intends to work with other future developments to 
provide for the necessary expansion of Ring Road. 
 
Response to Comment 14-2: 
 
The City has been and will continue to work closely with the Reclamation Districts to 
implement the flood control and drainage alternatives that receive the Reclamation 
Districts’ approvals. Expansion and development of drainage control infrastructure must 
be completed to provide necessary protections before an area is developed and would be 
funded through fair share fees paid by developers prior to any new construction in the 
areas in question.  
 
Response to Comment 14-3: 
 
CEQA guidelines dictate that impacts of specific project must be evaluated against 
documents that have been approved.  The GPU has not been approved yet, so utilizing 
this document for long term projections in which to evaluate project specific impacts 
would not be appropriate.   
 
The GPU land uses did include the Almond Estates project that was being proposed at the 
time.  In addition, as part of the GPU circulation system evaluation, the Ring Road was 
purposefully located north of the Almond Estates project so as not to adversely impact 
this project. 
 
The Almond Estates will not have an effect on the alignments of any major infrastructure 
for the GPU area.  During the review of the Almond Estates project all alignments were 
reviewed so that they can be accommodated in the project. 
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Comment Letter 15 
Marilyn B. Waltz,  
Landowner 
 
Response to Comment 15-1: 
 
The Executive Summary (Chapter Two of the DEIR) contains a summary of the scope 
and aim of the DEIR document, which includes an analysis of the environmental effects 
of the buildout of land uses determined by the General Plan Update (page 2-1 of the 
DEIR). Additionally, chapter two also includes a summary of impacts and mitigation 
measures (beginning on page 2-9), which includes all environmental impacts that the 
DEIR determined would be associated with the buildout of the General Plan Update and 
all associated mitigation measures. 
 
Response to Comment 15-2: 
 
See response to comment 13-2. 
 
Response to Comment 15-3: 
 
The General Plan Update identifies 4,700 acres of Urban Reserve area. The Urban 
Reserve is not designated for development by the General Plan Update (and a General 
Plan Amendment would be required to specify a land use designation for any properties 
within the Urban Reserve.) The General Plan Update would maintain the Urban Reserve 
as open and agricultural space. 
 
Additionally, in response to the second half of the commentor’s question, the Draft EIR 
to the General Plan can be considered prior to the approval of the updated Sphere of 
Influence. 
 
Response to Comment 15-4: 
 
Goals and policies included in Impacts 4.1-1 and 4.1-2, such as Goal 8.B and Goal 8.C 
include policies that support and preservation of oak woodlands and riparian areas 
(Policy 8.C.2) as well as requiring new developments to preserve natural woodlands to 
the maximum extent possible (Policy 8.C.3). These goals and policies address specific 
concerns, such as oak woodlands and open space areas, and would have a direct influence 
on the mitigation of potential adverse impacts to aesthetics and biological communities. 
 
Impact 4.2-1 in the chapter on Agricultural Resources of the DEIR addresses impacts 
related to the development of agricultural land and includes policies under Goal 1.I which 
states that the City shall strive to “maintain the productivity and minimize developments 
affects on agricultural lands surrounding Wheatland” (page 4.2-13 of the DEIR). 
 
The commentor is correct in stating that the buildout of the General Plan Update would 
entail a significant impact to native flora and fauna. Though the DEIR includes goals and 
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policies that would minimize these effects as much as is feasible, impacts related to the 
removal of substantial flora and fauna habitat is noted as a significant and unavoidable 
impact (Impact 4.4-1 of the Biological Resources Chapter of the DEIR). 
 
Response to Comment 15-5: 
 
As defined by CEQA (included in Chapter 4.2-12 of the Draft EIR), the threshold of 
significance when determining significant impacts to agricultural lands involves the loss 
of prime farmland. Figures related to total agricultural acreage, yield and gross value are 
not required. 
 
Additionally, the commentor is correct in identifying that the General Plan Update would 
have significant impacts regarding the conversion of prime farmland and other farmlands 
to non-agricultural uses as well as conflicts related to existing agricultural zoning. These 
significant and unavoidable impacts are identified in Chapter 4.2 of the Draft EIR. 
 
See also Response to Comment 13-8. 
 
Response to Comment 15-6: 
 
The Air Quality impact 4.3-1 states that the impact related to air quality land use conflicts 
would be potentially significant and that the implementation of the presented goals and 
Mitigation Measure 4.3-1 would be expected to reduce this impact to a less-than-
significant level. 
 
Response to Comment 15-7: 
 
The commentor is correct, though the General Plan Update (GPU) includes goals and 
policies which would minimize impacts related to wildlife habitats as much as is feasible, 
the DEIR found that the buildout of the GPU would result in a significant and 
unavoidable impact. 
 
Response to Comment 15-8: 
 
Issues related to the loss of cultural resources in downtown Wheatland are included in 
Impact 4.9-1 (page 4.9-24 of the Land Use Chapter of the DEIR). As stated in the 
discussion, the General Plan Update includes policies and land designations to encourage 
commercial development in and around the downtown area to preserve and enhance the 
downtown area. See Policy 1.B.3, as well as Goal 1.F and the it’s associated policies 
(listed on page 4.9-28 of the Land Use Chapter of the DEIR.) 
 
Response to Comment 15-9: 
 
As stated in Impact 4.7-4, the City of Wheatland does not currently have an applicable 
emergency response plan or emergency evacuation plan. However, the creation and 
adoption of an emergency response plan is included in Policy 9.A.1, which states that 
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“The City shall prepare and regularly update emergency services plans.” Further study 
regarding emergency response would be associated with the development of emergency 
service plans which would be produced under Policy 9.A.1. 
 
Response to Comment 15-10: 
 
The commentor does not identify any specific issues regarding the adequacy of the 
Hydrology and Water Quality chapter of the DEIR. However, the chapter was based upon 
site-specific studies conducted by Civil Engineering Solutions and Mead & Hunt. These 
studies were preformed using methods identified on page 4.8-18 through 4.8-19. All 
analysis was conducted in accordance with federal, state and local regulations and 
standards. 
 
Response to Comment 15-11: 
 
See response to comment 13-7. 
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Comment 16 
Tom Eres 
Attorney representing Hoffman Ranch 
Verbal comment received during the General Plan Update Comment Meeting 
February 2, 2006, 6:00 p.m. 
Pioneer Hall, 315 B Street, Wheatland, CA 
 
Steering Committee Members present – Barrington, Crabtree, Elphick, Pendergraph, 
McIntosh, Mihalyi, Brunet, Beaman, Kuntz and staff. 
 
E. Elphick presented discussion of public comment on the Draft Environmental Impact 
Report.   
 
Tom Eres, attorney representing Hoffman Ranch.  Eres recommended that information 
regarding technical studies be easily understood where the recommendations are for the 
actual General Plan.  
 
Four areas of concern are; flood protection, drainage, the wastewater treatment plant site, 
how it might fit, does it have regional implications, should it be looked at from a County 
wide perspective, OPUD for example, and traffic and circulation which has already 
impacted 40 Mile Road and the cross way between Highway 70 and 40 Mile Road, which 
is the Plumas Arboga Road.  The General Plan appears to be primarily about annexation; 
however the City goes through synchronizing this, it would be helpful to get a sense as to 
how the document will integrate with the current sphere of influence which is unclear in 
terms of dating.  It would be helpful to look at sphere horizon phasing, it would also be 
helpful to request from LAFCO annexation desire over some space of time in the sphere 
horizons.  Eres stated he could not tell if there is a sense over the next five years the City 
will annex 1,000 acres, whether or not the annexation may be project driven, whether or 
not the City will be fair sharing its way out of realistic problems that cannot be negotiated 
by a contract.  There is also concern in looking at a master services element.  Eres stated 
he did not get a really good sense that there is an integrated plan that meets the 
requirements of the current policy standards and procedures of LAFCO for Master 
Service’s element.   
 

16-1 
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Response to Comment 16-1 
 
In addition to the above comments, Mr. Eres also submitted a written comment letter 
(Comment Letter 10). The concerns raised by Mr. Eres at the General Plan Update 
Comment Meeting are addressed in detail in Response to Comment 10. A reference to the 
location of responses associated with each point raised by Mr. Eres’ verbal comments is 
included below: 
 

• Concerns related to the scope of the EIR in regard to the City’s Sphere of 
Influence are addressed in Response to Comment 10-1; 

• Concerns related to the availability of technical reports is addressed in Response 
to Comment 10-3; 

• Concerns related to wastewater treatment capacity are addressed in Response to 
Comment 10-4 and further details regarding the location of the future wastewater 
treatment plant are included in Response to Comment 8-9; 

• Concerns related to flooding are addressed in Response to Comment 10-5; and 
• Concerns related to traffic are discussed in Response to Comment 10-6. 
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4.0 MITIGATION MONITORING PLAN 

 
Introduction 
 
Section 15097 of the California Environmental Quality Act (CEQA) requires all state and 
local agencies to establish monitoring or reporting programs for projects approved by a 
public agency whenever approval involves the adoption of either a “mitigated negative 
declaration” or specified environmental findings related to environmental impact reports. 
 
The following is the Mitigation Monitoring Plan for the Wheatland General Plan Update. 
The Plan includes a description of the requirements of the California Environmental 
Quality Act and a compliance checklist. The project as approved includes mitigation 
measures. The intent of the Plan is to prescribe and enforce a means for properly and 
successfully implementing the mitigation measures as identified within the 
Environmental Impact Report for this project.  Unless otherwise noted, the applicant shall 
fund the cost of implementing the mitigation measures as prescribed by this Plan. 
 
Compliance Checklist 
 
The Mitigation Monitoring Plan (MMP) contained herein is intended to satisfy the 
requirements of CEQA as they relate to the Environmental Impact Report for the 
Wheatland General Plan Update prepared by the City of Wheatland. This MMP is to be 
used by City staff and mitigation monitoring personnel to ensure compliance with 
mitigation measures during project implementation. Mitigation measures identified in this 
MMP were developed in the Environmental Impact Report prepared for the proposed 
project. 
 
The Wheatland General Plan Update Environmental Impact Report presents a detailed set 
of mitigation measures that will be implemented throughout the lifetime of the project. 
Mitigation is defined by CEQA as a measure that does the following: 

 
• Avoids the impact altogether by not taking a certain action or parts of an 

action. 
 

• Minimizes impacts by limiting the degree or magnitude of the action and its 
implementation. 

 
• Rectifies the impact by repairing, rehabilitating, or restoring the impacted 

environment. 
 
• Reduces or eliminates the impact over time by preservation and maintenance 

operations during the life of the project. 
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• Compensates for the impact by replacing or providing substitute resources or 
environments. 
 

The intent of the MMP is to ensure the effective implementation and enforcement of 
adopted mitigation measures and permit conditions. The MMP will provide for 
monitoring of construction activities as necessary and in-the-field identification and 
resolution of environmental concerns. 
 
Monitoring and documenting the implementation of mitigation measures will be 
coordinated by the City of Wheatland. The table attached to this report identifies the 
mitigation measure, the monitoring action for the mitigation measure, the responsible 
party for the monitoring action, and timing of the monitoring action. The applicant will 
be responsible for fully understanding and effectively implementing the mitigation 
measures contained within the MMP. The City of Wheatland will be responsible for 
ensuring compliance. 
 
During construction of the project, the City will assign an inspector who will be 
responsible for field monitoring of mitigation measure compliance. The inspector will 
report to the City’s Planning and Building Department and will be thoroughly familiar 
with permit conditions and the MMP. In addition, the inspector will be familiar with 
construction contract requirements, construction schedules, standard construction 
practices, and mitigation techniques. In order to track the status of mitigation measure 
implementation, field-monitoring activities will be documented on compliance 
monitoring report worksheets. The time commitment of the inspector will vary depending 
on the intensity and location of construction. Aided by the attached table, the inspector 
will be responsible for the following activities: 
 

• On-site, day-to-day monitoring of construction activities. 
 

• Reviewing construction plans and equipment staging/access plans to ensure 
conformance with adopted mitigation measures. 
 

• Ensuring contractor knowledge of and compliance with the MMP. 
 

• Verifying the accuracy and adequacy of contract wording. 
 

• Having the authority to require correction of activities that violate mitigation 
measures.  The inspector shall have the ability and authority to secure 
compliance with the MMP.  
 

• Acting in the role of contact for property owners or any other affected persons 
who wish to register observations of violations of project permit conditions or 
mitigation. Upon receiving any complaints, the inspector shall immediately 
contact the construction representative. The inspector shall be responsible for 
verifying any such observations and for developing any necessary corrective 
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actions in consultation with the construction representative and the City of 
Galt. 
 

• Obtaining assistance as necessary from technical experts in order to develop 
site- specific procedures for implementing the mitigation measures. 
 

• Maintaining a log of all significant interactions, violations of permit 
conditions or mitigation measures, and necessary corrective measures. 

 
Mitigation Monitoring Plan 
 
The following table indicates the mitigation measure number, impact the measure is 
designed to address, measure text, monitoring agency, implementation schedule, and an 
area for sign-off indicating compliance.  
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

4.3 Air Quality 
4.3-1 Increased potential for 

air quality land use 
conflicts 

4.3-1 Add to Policy 1.C.4 the following: 
k. Provisions for minimizing the exposure of 

residences, schools, childcare facilities 
and other sensitive receptors to mobile 
source Toxic Air Contaminants from 
major traffic sources. 

l. The City shall consider the 
recommendations of the Air Quality and 
Land Use Handbook (April 2005) in 
reviewing new development projects. 

City Council At the time of 
the certification 
of the GPU EIR. 

 

4.3-3 Construction activities 
associated with 
buildout of the General 
Plan Update study area. 

4.3-3(a)  Implement the FRAQMD Fugitive Dust 
Control Plan, which may be downloaded at 
http://www.fraqmd.org/PlanningTools.htm, 
and which includes the following measures: 
• All grading operations on a project should 

be suspended when winds exceed 20 miles 
per hour or when winds carry dust beyond 
the property line despite implementation 
of all feasible dust control measures. 

• Construction sites shall be watered as 
directed by the Department of Public 
Works or Air Quality Management 
District and as necessary to prevent 
fugitive dust violations.  

• An operational water truck should be 
onsite at all times.  Apply water to control 
dust as needed to prevent visible emissions 

FRAQMD 
and the City 
Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

During 
construction. 
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

violations and offsite dust impacts. 
• Onsite dirt piles or other stockpiled 

particulate matter should be covered, 
wind breaks installed, and water and/or 
soil stabilizers employed to reduce wind 
blown dust emissions. Incorporate the use 
of approved non-toxic soil stabilizers 
according to manufacturer’s 
specifications to all inactive construction 
areas.   

• All transfer processes involving a free fall 
of soil or other particulate matter shall be 
operated in such a manner as to minimize 
the free fall distance and fugitive dust 
emissions. 

• Apply approved chemical soil stabilizers 
according to the manufacturers’ 
specifications, to all-inactive construction 
areas (previously graded areas that 
remain inactive for 96 hours) including 
unpaved roads and employee/equipment 
parking areas. 

• To prevent track-out, wheel washers 
should be installed where project vehicles 
and/or equipment exit onto paved streets 
from unpaved roads. Vehicles and/or 
equipment shall be washed prior to each 
trip. Alternatively, a gravel bed may be 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Final EIR 
Wheatland General Plan Update 

May 2006 
 

Chapter 4 – Mitigation Monitoring Plan 
4 - 6 

 

MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

installed as appropriate at 
vehicle/equipment site exit points to 
effectively remove soil buildup on tires 
and tracks to prevent/diminish track-out. 

• Paved streets shall be swept frequently 
(water sweeper with reclaimed water 
recommended; wet broom) if soil material 
has been carried onto adjacent paved, 
public thoroughfares from the project site. 

• Provide temporary traffic control as 
needed during all phases of construction 
to improve traffic flow, as deemed 
appropriate by the Department of Public 
Works and/or Caltrans and to reduce 
vehicle dust emissions. An effective 
measure is to enforce vehicle traffic 
speeds at or below 15 mph. 

• Reduce traffic speeds on all unpaved 
surfaces to 15 miles per hour or less and 
reduce unnecessary vehicle traffic by 
restricting access. Provide appropriate 
training, onsite enforcement, and signage. 

• Reestablish ground cover on the 
construction site as soon as possible and 
prior to final occupancy, through seeding 
and watering. 

• Disposal by Burning: Open burning is yet 
another source of fugitive gas and 
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

particulate emissions and shall be 
prohibited at the project site. No open 
burning of vegetative waste (natural plant 
growth wastes) or other legal or illegal 
burn materials (trash, demolition debris, 
et. al.) may be conducted at the project 
site. Vegetative wastes should be chipped 
or delivered to waste to energy facilities 
(permitted biomass facilities), mulched, 
composted, or used for firewood. It is 
unlawful to haul waste materials offsite 
for disposal by open burning. 

 
4.3-3(b)  Prior to construction activities, the project 

applicant shall assemble a comprehensive 
inventory list (i.e. make, model, engine year, 
horsepower, emission rates) of all heavy-duty 
off-road (portable and mobile) equipment (50 
horsepower and greater) that will be used an 
aggregate of 40 or more hours for the 
construction project and apply the following 
mitigation measure: 

 
4.3-3(c) Prior to construction activities, the project 

applicant shall provide a plan for approval by 
FRAQMD demonstrating that the heavy-duty 
(equal to or greater than 50 horsepower) off-
road equipment to be used in the construction 

 
 
 
 
 
 
 
 
 
 
 
 
 
FRAQMD 
and the City 
Engineer 
 
 
 
 
 
 
 
FRAQMD 
and the City 
Engineer 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to 
construction 
activities. 
 
 
 
 
 
 
 
Prior to 
construction 
activities. 
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

project, including owned, leased and 
subcontractor vehicles, will achieve a project 
wide fleet-average 20 percent NOx reduction 
and 45 percent particulate reduction 
compared to the most recent CARB fleet 
average at time of construction. A 
Construction Mitigation Calculator (MS 
Excel) may be downloaded from the 
SMAQMD web site to perform the fleet 
average evaluation 

   
  http://www.airquality.org/ceqa/index.shtml. 
 
4.3-3(d)  During construction, the project contractor 

shall regulate construction equipment exhaust 
emissions, as to not exceed FRAQMD 
Regulation III, Rule 3.0, Visible Emissions 
limitations (40 percent opacity or Ringelmann 
2.0). Operators of vehicles and equipment 
found to exceed opacity limits shall take 
action to repair the equipment within 72 
hours or remove the equipment from service. 
Failure to comply may result in a Notice of 
Violation. 

 
4.3-3(e)  During construction, the project contractor 

shall be responsible to ensure that all 
construction equipment is properly tuned and 

 
 
 
 
 
 
 
 
 
 
 
 
 
FRAQMD 
and the City 
Engineer 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
During 
construction. 
 
 
 
 
 
 
 
 
 
 
During 
construction. 
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

maintained.  
 
4.3-3(f) During construction, the project contractor 

shall regulate construction vehicles to 
minimize idling time to 10 minutes.  

 
4.3-3(g) During construction, the project contractor 

shall ensure that an operational water truck is 
onsite at all times.  Apply water to control 
dust as needed to prevent dust impacts offsite. 

 
4.3-3(h) During construction, the project contractor 

shall utilize existing power sources (e.g., 
power poles) or clean fuel generators rather 
than temporary power generators. 

 
4.3-3(i) During construction, the project contractor 

shall develop a traffic plan to minimize traffic 
flow interference from construction activities.  
The plan may include advance public notice 
of routing, use of public transportation, and 
satellite parking areas with a shuttle service. 
Schedule operations affecting traffic for off-
peak hours. Minimize obstruction of through-
traffic lanes. Provide a flag person to guide 
traffic properly and ensure safety at 
construction sites. 

 

 
 
City Engineer 
 
 
 
City Engineer 
 
 
 
 
City Engineer 
 
 
 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 

 
 
During 
construction 
 
 
During 
construction. 
 
 
 
During 
construction. 
 
 
 
During 
construction. 
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

4.3-3(j) During construction, the project contractor 
shall ensure that no open burning of removed 
vegetation occurs during infrastructure 
improvements.  Vegetative material should be 
chipped or delivered to waste to energy 
facilities. 

 
4.3-3(k) Portable engines and portable engine-driven 

equipment units used at the project work site, 
with the exception of on-road and off-road 
motor vehicles, may require California Air 
Resources Board (ARB) Portable Equipment 
Registration with the State or a local district 
permit. The owner/operator shall be 
responsible for arranging appropriate 
consultations with the ARB or the District to 
determine registration and permitting 
requirements prior to equipment operation at 
the site. 

 
The above mitigation measures are based on current 
FRAQMD requirements. Future development 
applications will be reviewed by the City and the most 
current air district regulations will be applied.   
 

City Engineer 
 
 
 
 
 
 
City Engineer 

During 
construction. 
 
 
 
 
 
During 
construction. 

4.3-4 Regional emission 
increases. 

4.3-4 Revise Policy 8.E.3 as follows: 
 
 The City shall require major new development 

City Council At the time of 
the certification 
of the GPU EIR. 
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MITIGATION MONITORING PLAN 
WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

projects to submit an air quality analysis for 
review and approval. Projects whose impacts 
are not significant shall be required to 
implement Standard Mitigation Measures 
(SMM) for construction and operation, as 
defined by the Feather River AQMD.  Projects 
whose impacts are significant shall be 
required to implement Best Available 
Mitigation Measures (BAMM) for 
construction and operation as defined by the 
Feather River AQMD or voluntary offsite 
mitigation.  

4.5 Cultural Resources 
4.5-2 Development 

associated with the 
proposed General Plan 
Update could cause a 
substantial adverse 
change in the 
significance of an 
archeological, or 
unique paleontological 
resource. 

4.5-2(a)  In the event that any archeological features or 
deposits, including locally darkened soil 
(midden), that could conceal cultural 
deposits, animal bone, shell, obsidian, 
mortars, or human remains, are uncovered 
during construction, work within 100 feet of 
the find shall cease, and the City of 
Wheatland and a qualified archaeologist shall 
be contacted to determine if the resource is 
significant and to determine appropriate 
mitigation. Any artifacts uncovered shall be 
recorded and removed to a location to be 
determined by the archaeologist. 

 
4.5-2(b)  Revise Policy 7.D.1 as follows: 

Planning 
Director 
 
 
 
 
 
 
 
 
 
 
 
 
City Council 

During 
construction. 
 
 
 
 
 
 
 
 
 
 
 
 
At the time of 
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WHEATLAND GENERAL PLAN UPDATE PROJECT 

Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

 
 The City shall refer development proposals 

that may adversely affect archaeological sites 
to the North Central Information Center at 
California State University, Sacramento, and 
the Northeast Information Center at 
California State University, Chico. 

 
4.5-2(c)  Revise Policy 7.D.2 as follows: 
 
 The City shall not knowingly approve any 

public or private project that may adversely 
affect an archaeological site without first 
consulting the California Archaeological 
Inventory; North Central Information Center 
at California State University, Sacramento; 
Northeast Information Center at California 
State University, Chico; conducting a site 
evaluation as may be indicated; and 
attempting to mitigate any adverse impacts 
according to the recommendations of a 
qualified archaeologist. 

 
 
 
 
 
 
 
 
City Council 
 

the certification 
of the GPU EIR. 
 
 
 
 
 
 
At the time of 
the certification 
of the GPU EIR. 
 
 
 
 
 
 
 
 
 
 

4.6 Geology 
4.6-4 Development 

associated with the 
proposed General Plan 
Update could result in 
soil erosion. 

4.6-4 For future development projects, applicants 
shall prepare, submit to the City Engineer for 
approval, and implement an erosion control 
plan prior to grading permit issuance.  The 
erosion control plan shall utilize standard 

City Engineer Prior to issuance 
of grading 
permits. 
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Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

construction practices to limit the erosion 
effects during construction.  Measures could 
include, but are not limited to the following: 
• Hydro-seeding; 
• Placement of erosion control measures 

within drainageways and ahead of drop 
inlets; 

• The temporary lining (during construction 
activities) of drop inlets with “filter 
fabric” (a specific type of geotextile 
fabric); 

• The placement of straw wattles along 
slope contours; 

• Directing subcontractors to a single 
designation “wash-out” location (as 
opposed to allowing them to wash-out in 
any location they desire); 

• The use of siltation fences; and 
• The use of sediment basins and dust 

palliatives. 
4.7 Hazards and Hazardous Materials 

4.7-1 Development 
associated with the 
proposed General Plan 
Update would create 
potential hazards 
related to the public or 
the environment 

4.7-1 For agricultural parcels proposed for 
development, prior to the issuance of grading 
permits, project applicants shall provide to 
the City a detailed environmental assessment 
pertaining to on-site soils in order to address 
the presence of soil contaminants (i.e., 
pesticides). The environmental assessment 

City Engineer Prior to issuance 
of grading 
permits. 
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Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

through the routine 
transport, use, disposal 
or reasonably 
foreseeable upset and 
accidental release of 
hazardous materials. 

shall be reviewed by the City Engineer. 

4.8 Hydrology and Water Quality 
4.8-3 Development in the 

study area could result 
in erosion, 
sedimentation, and 
subsequent degradation 
of the surface water 
quality. 

4.8-3 For future development projects, applicants 
shall obtain NPDES Construction General 
Permit, which requires the submittal of a 
Notice of Intent (NOI) with applicable fee to 
the State Water Resources Control Board 
(SWRCB) and the preparation of a 
Stormwater Pollution Prevention Plan 
(SWPPP) to be submitted to the City Engineer 
for review. 

City Engineer Prior to Issuance 
of Grading 
Permits. 

 

4.11 Noise 
4.11-3 Compatibility between 

Beale Air Force Base 
and noise-sensitive 
uses developed within 
the General Plan 
Update study area. 

4.11-3 The City shall review all development 
applications on a case-by-case basis for 
conflicts with the Beale Air Force Base 
Comprehensive Land Use Plan.  If 
appropriate, adequate measures shall be 
incorporated into projects in order to prevent 
exposure to adverse noise levels. 

Planning 
Director 

In conjunction 
with submittal of 
Development 
Applications. 

 

4.11-5 Noise impacts 
associated with 
increased on City 
streets resulting from 

4.11-5 The City shall work to develop a citywide 
traffic noise abatement program for the 
express purpose of reducing traffic noise 
exposure at existing residential uses, which 

Planning 
Director and 
City Engineer 

To commence 
after adoption of 
the General Plan. 
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Mitigation 
Number Impact Mitigation Measure Monitoring 

Agency 
Implementation 

Schedule Sign Off 

buildout of the General 
Plan Update study area. 

are affected by traffic noise levels in excess of 
the City’s noise level standards.  The program 
should include the following specific aspects 
for noise abatement consideration where 
reasonable and feasible: 

 
1. Noise barrier retrofits. 
2. Truck usage restrictions. 
3. Reduction of speed limits. 
4. Use of quieter paving materials. 
5. Building façade sound insulation. 
6. Traffic calming. 
7. Additional enforcement of speed limits and 

exhaust noise laws. 
8. Signal timing. 

 
 The above measure, whether used individually 

or collectively, can result in a reduction of 
traffic noise levels at affected sensitive 
receptor locations.  Nonetheless, despite the 
implementation of such a noise abatement 
program, it will be infeasible to ensure that 
some existing residential uses will not be 
exposed to future traffic noise levels in excess 
of the City’s noise standards.  As a result, this 
impact is considered significant and 
unavoidable despite the implementation of a 
Citywide Traffic Noise Abatement Program. 
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4.13 Public Services 
4.13-1 Development 

associated with the 
proposed General Plan 
Update would increase 
the demand for law 
enforcement. 

4.13-1  Prior to the issuance of any building permits, 
the project proponent shall pay the applicable 
police development fees in accordance with 
applicable City AB1600 fees and local 
policies. 

 

City Building 
Inspector 

Prior to issuance 
of building 
permits. 

 

4.13-2 Development 
associated with 
proposed General plan 
Update would increase 
the demand for fire 
protection. 

4.13-2 Prior to the issuance of any building permits, 
the project proponent shall pay the applicable 
fire development fees in accordance with 
applicable City AB1600 fees and local 
policies. 

City Building 
Inspector 

Prior to issuance 
of building 
permits. 

 

4.13-3 Development 
associated with the 
proposed General Plan 
Update would increase 
the demand on school 
facilities. 

4.13-3   Prior to issuance of any building permits, the 
project proponent shall pay the applicable 
school impact fees to the Wheatland School 
District and the Wheatland Union High 
School District. 

City Building 
Inspector 

Prior to issuance 
of building 
permits. 

 

4.15 Transportation and Circulation 
4.15-2 Increased delays at 

intersections within the 
Wheatland Study Area. 

4.15-2(a) Prior to initiating roadway improvements, the 
plans for the Ring Road shall identify an 
overlap for the right turning vehicles and 
exclusion of westbound “U” turns from 
southbound SR 65 at the Ring Road.  The 
plans shall be reviewed and approved by the 
City Engineer. 

 

City Engineer 
 
 
 
 
 
 
 

Prior to initiation 
of roadway 
improvements. 
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4.15-2(b) Alternatively, if feasible, the City shall 
implement a separated-grade crossing at the 
North Ring Road/State Route 65 intersection. 
The plans shall be reviewed and approved by 
the City Engineer and Caltrans. 

 
 However, since the preparation of the traffic 

study, the City has been considering a 
separated-grade crossing for the North Ring 
Road / SR 65 intersection. Therefore, the 
above intersection improvement may not be 
appropriate. Furthermore, the above 
improvements may not be feasible due to the 
uncertainty as to whether the Public Utilities 
Commission (PUC) or the Union Pacific 
Railroad (UPRR) would agree to another at-
grade crossing. As a result, the impact would 
remain significant and unavoidable.  

 

City Engineer 
and 
CALTRANS 

Prior to initiation 
of roadway 
improvements. 

4.15-4 Street safety issues. 4.15-4 The City shall design and implement a farm 
equipment and local roadway program to 
reduce the conflicts of urban traffic with 
farming operations. This program may 
include:  

 
a. Installation and maintenance of traffic 

warning signs along City roads that are 
used by farm equipment. 

City Council At the time of 
the Certification 
of the GPU EIR. 
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b. The City shall require that all farm 

equipment traveling on city roads must: 
i. Operate only on local roads; 
ii. Operate during daylight hours, unless 

absolutely necessary and only when 
vehicle and equipment is adequately 
lighted for night travel; 

iii. Display slow-moving-vehicle (SMV) 
signs if traveling slower than 25 mph; 

iv. Not allow extra riders at any time for 
any reason; 

v. Equip large trailers or equipment with 
separate brakes; 

vi. Securely tie down all equipment to 
transport trailers and/or truck beds; 

vii. Maintain speeds that are appropriate 
for the area, road conditions, and time 
of the year; 

viii. To the extent possible, make 
equipment as compact and narrow for 
the road; 

ix. Use pilot vehicles with flashing amber 
lights and oversized load signs to 
assist large machines, such as 
combines; and 

x.   Drive slow moving vehicles as far to 
the right as possible while remaining 
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on the road. 
4.16 Utilities 

4.16-1 Increased demand for 
water. 

4.16-1 In conjunction with submittal of a tentative 
map application for a subdivision that would 
increase water connections by 10 percent or 
more, a Water Supply Assessment consistent 
with the requirements of SB 610 and 221 shall 
be submitted for review and approval of the 
City Engineer. 

City Engineer In conjunction 
with the 
submittal of 
tentative maps. 
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