
   DEVELOPMENT REVIEW COMMITTEE 

STAFF REPORT 

 

MEETING DATE:   November 6, 2025  

 

TO:     DEVELOPMENT REVIEW COMMITTEE 

 

FROM:    Alex Becerra, Planner I 

 

RE:  TSTM2003-0012 (Wheeler Ranch Amendment to COAs) 

 

 

REQUEST: The applicant is requesting a minor amendment to the Conditions of Approval for 

the approved Wheeler Ranch Tentative Subdivision Map to revise one existing Public Works 

condition and add three new conditions related to the adjacent Union Pacific Railroad spur and 

circulation improvements within the subdivision. 

 

RECOMMENDATION: Staff recommends that the Development Review Committee (DRC) 

approve the proposed amendment to the Conditions of Approval for the Wheeler Ranch 

Tentative Subdivision Map (TSTM2003-0012), subject to the findings and revised conditions 

contained herein (Attachment 2). 

 

BACKGROUND/DISCUSSION:  The Wheeler Ranch Tentative Subdivision Map (TSTM2003-

0012) was originally approved to allow the development of single-family residential lots within 

the Plumas Lake Specific Plan area. The current amendment request, submitted by the applicant, 

proposes to update Public Works Conditions of Approval associated with the subdivision’s 

interface with the Union Pacific Railroad spur and related circulation improvements. 

 

The Wheeler Ranch Phase 1 subdivision (TM2003-0012) included a remainder lot to the north, 

which was later developed as the Wheeler Ranch Phase 2 – Large Lot Map (TM2005-0003). For 

reference, the subject area corresponds to the same area encompassed by the Wheeler Ranch 

Phase 2 Large Lot Map, located within the community of Plumas Lake. The 2030 Yuba County 

General Plan designates the site as Valley Neighborhood (VN), and the zoning is Plumas Lake 

Specific Plan (PLSP) – Medium Density Residential (MDR). 

 

The proposed revisions and additions are limited to Public Works conditions only and are 

intended to improve public safety, provide clear disclosure to future homeowners, and establish a 

financial mechanism for future pedestrian, bicycle, and roadway connectivity projects. No 

changes are proposed to the approved subdivision layout, number of lots, or prior environmental 

determinations. 

 

 

 

   

The County of Yuba 
Community Development and Services Agency 

 



TSTM2003-0012 (Wheeler Ranch Amendment to COAs) 

DRC MTG. 11/6/2025 

Page 2 of 2 

_____________________________________________________________________________________________ 

 

SUMMARY OF PROPOSED CHANGES:   

• Revised COA #105: Updates the existing condition to clarify the required 75-foot 

setback from the Union Pacific Railroad spur and specify acceptable fencing 

materials (solid block, masonry, or metal picket). The condition also clarifies that the 

wall or fence must be installed prior to issuance of occupancy permits for adjacent 

lots. 

• New COA #107: Requires real estate disclosure statements for future buyers or 

lessors of lots adjacent to the railroad line, informing them of the existing track, 

potential for noise and vibration, and the possible future use of the corridor as a 

pedestrian/bicycle path if abandoned. 

• New COA #108: Establishes a financial contribution of $50,000 per unit (Units 1–4 

of Phase 2) toward Yuba County’s future construction of a pedestrian and bicycle 

travel way. Payment is due prior to issuance of the first occupancy certificate in each 

unit. 

• New COA #109: Adds a one-time $100,000 contribution toward Yuba County’s 

future construction of Links Parkway, connecting Phases 1 and 2 of the Wheeler 

Ranch Subdivision. Payment is required prior to issuance of the first occupancy 

certificate for any unit. 

 

 

Report Prepared By:  

 

 
 

Alex Becerra 

Planner I                     

 

ATTACHMENTS 

 

1. Site Plan 

2. Modified Conditions of Approval 
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INDICATES PROPOSED PHASE2

SALES MAP - BASED ON TSTM
WHEELER RANCH - PHASE 2

COUNTY OF YUBA, CALIFORNIA
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ENGINEERS & SURVEYORS SINCE 1892
1204 E STREET, P.O. BOX B
MARYSVILLE, CA 95901

TEL: 530.742.6485
FAX: 530.742.5639

OWNER
JEFFREY SALADIN
9030 CHELSHIRE ESTATES COURT
GRANITE BAY, CA 95746
CONTACT: JEFFREY SALADIN
PHONE: (916) 473-1783

APPLICANT
JEFFREY SALADIN
9030 CHELSHIRE ESTATES COURT
GRANITE BAY, CA 95746
CONTACT: CHRIS ROBLES
PHONE: (916) 759-5940

ENGINEER/SURVEYOR
MHM INCORPORATED
1204 E STREET, P.O. BOX B
MARYSVILLE, CA 95901
CONTACT: SEAN MINARD, P.E., P.L.S.
PHONE: (530) 742-6485

ASSESSOR'S PARCEL NO.
014-840-005 AND 006

AREA OF TENTATIVE MAP
162.96 GROSS ACRE

EXISTING USE
VACANT

EXISTING GENERAL PLAN DESIGNATION
PLUMAS LAKE SPECIFIC PLAN

PROPOSED GENERAL PLAN DESIGNATION
PLUMAS LAKE SPECIFIC PLAN

EXISTING ZONING
MDR

PROPOSED ZONING
MDR

LEVEE PROTECTION
RECLAMATION DISTRICT NO. 784

SCHOOL DISTRICT
MARYSVILLE UNIFIED SCHOOL DISTRICT

GENERAL  NOTES:

1. THIS IS A SUBSTAINTIAL CONFORMANCE TENTATIVE MAP BASED ON THE APPROVED TRACT MAP NO. 2003-0026.

2. SUBDIVIDER RESERVES THE RIGHT TO PHASE DEVELOPMENT AND FILE MULTIPLE FINAL MAPS PURSUANT TO SECTION 66456.1 (A)
OF THE SUBDIVISION MAP ACT.

3. THE SUBDIVIDER RESERVES THE RIGHT TO RECORD LARGE LOT FINAL MAP IN ACCORDANCE WITH THE PHASING INDICATED ON
MAP.

4. A 22.0 FOOT PUBLIC SERVICE EASEMENT SHALL BE LOCATED ADJACENT TO ALL PUBLIC RIGHT OF WAYS UNLESS APPROVED BY
COUNTY PUBLIC WORKS DIRECTOR.

5. A 12.0 FOOT PEDESTRIAN EASEMENT AND LANDSCAPE EASEMENT SHALL BE LOCATED ADJACENT TO ALL PUBLIC RIGHT OF WAYS
UNLESS APPROVED BY PUBLIC WORKS DIRECTOR.

6. THIS EXHIBIT IS FOR TENTATIVE MAP PURPOSES ONLY, ACTUAL DIMENSIONS, ROAD ALIGNMENTS, ACREAGE, AND YIELDS ARE TO
BE VERIFIED PRIOR TO FINAL MAP.

7. THIS IS AN APPLICATION FOR A DEVELOPMENT PERMIT.

8. VILLAGE NUMBERING IS FOR IDENTIFICATION PURPOSES ONLY AND DOES NOT INDICATE PHASING ORDER OF DEVELOPMENT.
ULTIMATE DEVELOPMENT PHASING WILL BE ORDERLY AND WILL BE DETERMINED AT FINAL MAP AND/OR IMPROVEMENT PLAN
STAGE.

9.  ALL EXISTING STRUCTURES AND WELLS TO BE REMOVED PRIOR TO CONSTRUCTION.

10.  OWNERS, APPLICANT, ENGINEER, AND SURVEYOR SHALL REVIECE ANY COMMUNICATIONS AND/OR NOTICES RELATED TO THIS
PROJECT.

11. STREET TREES SHALL BE PLANTED PURSUANT TO COUNTY OF YUBA STANDARDS.  ADDITIONAL DETAIL SHAL BE PROVIDED ON
THE IMPROVEMENT PLANS

PROJECT NOTES
FIRE PROTECTION
LINDA COUNTY FIRE DISTRICT

SANITARY SEWER
OLIVEHURST PUBLIC UTILITIES DISTRICT

DOMESTIC WATER
OLIVEHURST PUBLIC UTILITIES DISTRICT

STORM DRAINAGE
RECLAMATION DISTRICT NO. 784

ELECTRICITY
PACIFIC GAS AND ELECTRIC

NATURAL GAS
PACIFIC GAS AND ELECTRIC

TELEPHONE
AT&T

CABLE
COMCAST

LOCATION MAP
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LEGAL DESCRIPTION:

REAL PROPERTY IN UNINCORPORATED AREA OF THE COUNTY OF YUBA,
STATE OF CALIFORNIA, DESCRIBED AS FOLLOWS:

WHEELER RANCH REMAINDER, AS SHOWN ON THAT MAP ENTITLED
"TRACT MAP NO. 2003-12, WHEELER RANCH PHASE 1, LARGE LOT FINAL
MAP" FILED FOR RECORD ON SEPTEMBER 24, 2004 IN BOOK 79, PAGE(S)
1-14, YUBA COUNTY RECORDS.

EXCEPTING THEREFROM, THAT CERTAIN AREA LABELED "DETENTION
POND", SHOWN ON THE YUBA COUNTY ASSESSOR MAP, CONVEYED TO
RECLAMATION NO. 784, IN THE DEED RECORDED AUGUST 17, 2018 AS
INSTRUMENT NO. 2018-010121, OFFICIAL RECORDS.

LOT SUMMARY*
VILLAGE NO.   1 =   110 LOTS 20.11 AC 5.47 DU/AC
VILLAGE NO.   2 =     72 LOTS 13.75 AC 5.24 DU/AC
VILLAGE NO.   3 =     87 LOTS 14.72 AC 5.91 DU/AC
VILLAGE NO.   4 =   113 LOTS 21.86 AC 5.17 DU/AC
VILLAGE NO.   5 =     90 LOTS 18.20 AC 4.94 DU/AC

        SUBTOTAL = 472 LOTS** 88.64 AC 5.32 DU/AC

MAJOR ROAD - ELLA AVE   0.94 AC
MAJOR ROAD - LINKS PRKWY   7.62 AC
LOT A - DETENTION POND 24.92 AC
LOT B - OPEN SPACE   2.22 AC
LOT C - OPEN SPACE   1.47 AC
LOT D - DETENTION POND   3.50 AC
LOT E - PARK   3.58 AC
LOT F - LATERAL 13   4.39 AC
LOT G - DETENTION POND 24.91 AC
REMAINDER   0.77 AC

                     SUBTOTAL =  74.32 AC

                           TOTAL = 162.96 AC

*ALL ACREAGES AND DENSITIES EXCLUDE MAJOR ROADS.
**ORIGINAL TENTATIVE TM NO. 2003-0012 HAD 670 RESIDENTIAL
LOTS IN PHASE 1 AND 472 RESIDENTIAL LOTS IN PHASE 2

LAND USE SUMMARY
Phase 1:  Unit 1 & 5 : 110+90 lots = 200 units
Phase 2:  Unit 2, 3 and 4:  72+87+ 113 lots = 272 lots

Stop work at PL.  Add
Temp Barriade. 

Adjust lots and
create access to
the west of the
site for future
connection.  Add
temporary
barricade at the
end of this access
road.

Design of Links:  2
lane with wide
median, Keep
ROW width the
same as WR 1

Notes (tnt10.07.22)
Teleconference call with County
staff:  Mike Lee and Sam Bunton. 
MHM:  Sean Minard, 
JAS:  Dr. J Saladin, Bobbi, Trang

Trang Tu-Nguyen
Text Box
Phase 1:  Unit 1 & 5 : 110+90 lots = 200 units
Phase 2:  Unit 2, 3 and 4:  72+87+ 113 lots = 272 lots

Trang Tu-Nguyen
Ellipse

Trang Tu-Nguyen
Ellipse

Trang Tu-Nguyen
Polygon

Trang Tu-Nguyen
PolyLine

Trang Tu-Nguyen
Text Box
Stop work at PL.  Add Temp Barriade.  

Trang Tu-Nguyen
Cloud

Trang Tu-Nguyen
Callout
Adjust lots and create access to the west of the site for future connection.  Add temporary barricade at the end of this access road.

Trang Tu-Nguyen
PolyLine

Trang Tu-Nguyen
Callout
Design of Links:  2 lane with wide median, Keep ROW width the same as WR 1

Trang Tu-Nguyen
Text Box
Notes (tnt10.07.22)
Teleconference call with County staff:  Mike Lee and Sam Bunton.  MHM:  Sean Minard, 
JAS:  Dr. J Saladin, Bobbi, Trang

Trang Tu-Nguyen
Text Box
5

Trang Tu-Nguyen
Text Box
4

Trang Tu-Nguyen
Text Box
3

Trang Tu-Nguyen
Text Box
2

Trang Tu-Nguyen
Text Box
1

Trang Tu-Nguyen
Callout
provide a turn around at the end of Links Pkway - Wheeler 1 and 2
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issuance of occupancy permits for new dwellings in each phase of development. Structures 
over one (1) story in height shall be constructed in such a manner so as to limit interior noise 
levels to a maximum of 45 dbs. 

 
99. All two-story dwelling units constructed on lots adjacent to open space areas shall have 

windows which face said open space areas. 
 

100. Owner shall establish a 50-foot riparian buffer along Clark Slough for the purpose of 
insulating the habitat from development and human activity. Said buffer shall be measured 
from the high bank of the nearest levee of the subject waterway and shall be shown on the 
approved tentative and final maps. 

101. Owner shall apply for and obtain the necessary permits from all jurisdictional agencies prior 
to commencement of any development within the riparian areas of Clark Slough. 

102. Owner shall secure a Streambed Alteration Permit, if required, from the State Department of 
Fish and Game (DFG) prior to any development/construction within the 100-year flood plain 
of Clark Slough. 

 

103. No fill shall be placed within the Clark Slough floodway on or adjacent to the subject site 
during construction unless necessary for road or facility construction and then only as 
specifically approved by the Planning and Public Works departments. 

104. All vegetation within the Clark Slough floodway on or adjacent to the subject site shall be 
protected during construction unless specifically approved by the Planning and Public Works 
departments. 

105. Until the Union Pacific Railroad spur is officially abandoned, lots for single-family dwellings 
which are located adjacent to the railroad line shall incorporate a 75-foot building setback 
from the edge of the nearest existing track. During such time prior to abandonment, lots 
shall be separated from the railway by a minimum six-foot high solid block wall or masonry 
wall, berm or combination of wall and berm as approved by the Community Development 
Department. Wall or berm shall be constructed by owner prior to issuance of occupancy 
permits for dwellings in each phase of development containing lots adjacent to the railroad. 

105. Until the Union Pacific Railroad spur is officially abandoned, lots for single family dwellings which 
are located adjacent to the railroad line shall incorporate a 75-foot building setback for residential 
structures from the edge of the nearest track. Lots shall be separated from the railway by a 
minimum six-foot high solid block wall, masonry wall, or metal picket fence as approved by the 
Community Development Department. The wall or fence shall be constructed by owner prior to  
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issuance of occupancy permits for dwellings in each phase of development containing lots adjacent 
to the railroad. 

106. Until such time that the levees on the Bear River and Interceptor Canal are certified by the 
U.S. Army Corps of Engineers as a result of corrections to the potential inadequacies that the 
Army Corps has identified on said levees, the following conditions shall apply: 
 

a. Elevation certificates shall be completed and submitted for each lot. The 
certificates shall be prepared by a licensed engineer and submitted to the Yuba 
County Building Inspection Division prior to the issuance of building permits. No 
building permits shall be issued on lots which do not meet the minimum 1.0 foot 
(above base flood) elevation requirement. The Owner shall file and obtain a 
letter of map revision (LOMR) from the Federal Emergency Management 
Agency amending the Flood Insurance Rate Map to show all newly created lots 
are 1.0 foot above the 100-year base flood elevation. The letter of map revision 
shall be completed and submitted to the Building Department prior to recordation 
of the Final Map. 

 
b. Evidence of flood insurance for each parcel within the limits of the map must be 

provided prior to issuance of certificate of occupancy. 

c.  Owner or Owner's agent(s) shall disclose the nature and potential hazard of flooding 
due to levee inadequacies to potential purchasers or lessors ofreal property within the 
subject site. A copy of each such disclosure shall be submitted to the Community 
Development Department within 10 days of the sale of said property. 

 
107. Owner or Owner’s agent(s) shall provide real estate disclosure statements to potential 

purchasers or lessors of lots located adjacent to the existing railroad line, informing them 
of the existence of the Union Pacific Railroad track and the potential of its use to create 
noise and vibration from active train operations. Also disclosed, shall be the possible use 
of the space as a pedestrian/bicycle corridor should the railroad spur be abandoned. 
 

108. Owner shall financially contribute to Yuba County for the future construction of a 
concrete or asphalt bicycle and pedestrian travel way. Contribution shall be in the amount 
of $50,000 per unit adjacent to railroad track in Phase 2. Unit 1 shall make payment prior 
issuance of the first occupancy certificate for the first building of Unit 1. Unit 2 shall 
make payment prior issuance of the first occupancy certificate for the first building of 
Unit 2. Unit 3 shall make payment prior issuance of the first occupancy certificate for the 
first building of Unit 3. Unit 4 shall make payment prior issuance of the first occupancy  
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certificate for the first building of Unit 4. 

 
109. Owner shall financially contribute to Yuba County for the future construction of Links 

Parkway, connecting Phase 1 and Phase 2 of the Wheeler Ranch Subdivision. 
Contribution shall be a one-time amount of $100,000, prior to issuance of the first 
occupancy certificate for any Unit. 

 
 
 
 
 
 

 
Alex Becerra, Planner I


