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CHAPTER ONE  • INTRODUCTION

I n t r o d u c t i o n

Vision for the Future

This Master Plan provides an 
unprecedented opportunity for the 
Consolidated Area Housing Authority 
of Sutter County (Housing Authority) 
and for Yuba City (City) as a whole. 

The Master Plan envisions a future that takes 
full advantage of this site’s potential. Through 
the work proposed in this document, the 
current Richland Housing community in 
Yuba City can be transformed from an 
isolated island of low income and migrant 
housing into a fully integrated, vibrant and 
diverse part of Yuba City’s community. 

In its redeveloped form, this community 
will become a model for reintegrating 
affordable housing into a city. Streets will 
reconnect, eliminating the “us and them” 
perception of public housing. Open spaces 
will be integrated into a well-used network 
of recreational and visually appealing 
spaces. Housing units will be diversified 
and expanded, providing opportunities 
for both affordable and market-rate living. 
The site will also address its frontage 
on Garden Highway with mixed use 
buildings, providing a more inviting and 
appropriate gateway into Yuba City. 

Human Scale

Through the placement of higher density 
homes and narrow tree-lined lanes, the 
new Richland Housing community will 
take on a more intimate, human scale.

Diversity

By creating a new community that 
contains an attractive  mix of market-
rate, low income and senior housing, 
true diversity can be achieved in the 
new Richland Housing community.

Mixed Use

The integration of living, working and 
retail spaces in one location brings people 
together, reduces the amount of vehicle 
trips in the neighborhood, and provides 
welcome convenience for residents. 

The new Richland Housing community 
will offer mixes of single family 
homes, townhomes, apartments, and 
walkable streets with nearby retail 
outlets and community services.

Sensible, Central Open Spaces

The new Richland Housing community 
will have better open spaces placed in 
the heart of the community, where people 
can come to visit with friends, play with 
their children, and enjoy the views.

More Accessible Services

By relocating community services like 
the clinic and childcare facility, the new 
Richland Housing community will enjoy 
better-designed buildings and better 
locations for their services.  These services 
will be brought into closer contact with 
the city, opening the community to more 
interaction with the surrounding area.
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Retaining Context

By creating taller, clustered homes at the 
eastern edge of the new Richland Housing 
community and creating a simple walking 
trail along the property edge, views to 
the levee and river are preserved.

Improved Connections

By redesigning the road network in the new 
Richland Housing community, access is 
improved. Logical ways to move in and out 
of the community will be created, and new 
connections to the city will be formed.

Redevelopment Principles

As published in the Sutter County Housing 
Authority’s Master Plan Principles for 
the new Richland Housing community, 
this Master Plan further illustrates 
concrete, positive redevelopment 
goals and principles for the future.

On February 14, 2007, these guiding 
Master Plan Principles were adopted:

Enhance Diversity

Mix income levels—limit low-income 
tenants to 40 percent of total.
Mix building types.
Mix land uses.
Consider community demographics, eth-
nicity and housing preferences 
Provide for-sale attainable housing for 
existing Yuba City residents.
Accommodate access for those with dis-
abilities.

Improve Relationship with the 

Community

Connect road systems to existing city.
Create a gateway to Yuba City along Gar-
den Highway.
Provide community retail and other ser-
vices.

•

•
•
•

•

•

•
•

•

Encourage alternative transportation, 
bicycling and walking.
Create a family-friendly, community-
building network of buildings, streets and 
open space.

Enhance Relationship with the 

Landscape

Provide a walkable network of public 
open spaces.
Preserve significant tree amenities.
Retain views toward the river and levee.
Orient buildings to sun and breezes.
Raise floors to protect from potential 
flooding.
Use sustainable building practices and 
sustainable neighborhood strategies.

Phase Project Appropriately

Relocate existing residents as needed.
Provide utility service to existing units 
throughout all phases of construction.
Build Catalyst project on Garden High-
way to attract investment and new resi-
dents.
Achieve target of 550 to 700 residential 
units upon build-out of all phases.
Design for the community’s growth and 
change.

•

•

•

•
•
•
•

•

•
•

•

•

•
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Existing Open Space

Existing Rural Development Townhomes

History

Richland Housing is a community originally 
built for migrant laborers and farm workers. 
The Housing Authority has been fulfilling its 
charge to house this often-overlooked but 
essential segment of society on this site since 
1940. Today the Housing Authority continues 
to fulfill that need, even as it reaches out 
into the broader community of Yuba City. 

Challenges

Because of the project’s current 
configuration, Richland Housing is perceived 
as an isolated “camp” or island at the 
southern end of the city, with minimal 
connections to the broader community. 
Becoming less of an island will require a 
sensitive evaluation of the neighborhood’s 
existing context as well as a creative 
strategy for altering its physical form. 

Location

Richland Housing is situated on 61 acres, 
just a mile from downtown Yuba City and 
a quarter-mile from the Feather River. It 
is adjacent to an established residential 
neighborhood and an eclectic mix of 
land uses, including a junkyard, airport, 
warehouses and small businesses.

Connection to Yuba City

Isolation has strengthened many of 
the unique qualities of the Richland 
Housing community, but it has also 
weakened its connection to Yuba City. 

Aging Structures and Conditions

When originally built, Richland’s inventory 
of building structures was innovative for its 
time. Unfortunately, these historical amenities 
are now in a serious state of disrepair. Many 
buildings are in advanced need of renovation 
and some are not feasibly restorable at all. 

Mature trees provide shade and greenery 
in the community, but many more are 
diseased and beyond their useful age. 

Streetswind around the site in an awkward 
network of historic layouts. They terminate 
in dead-ends and encroach on what could 
be vibrant community courtyards. 

Utilities vary wildly in their condition 
and capacity within the community; 
maintenance facilities occupy the heart 
of the community, obscuring its iconic 
water tower; and community facilities are 
scattered throughout, taking no advantage 
of their potential for place-making.



RICHLAND HOUSING MASTER PLAN  •  5 

CHAPTER ONE  • INTRODUCTION

Project Process

This Master Plan evaluates current 
conditions, opportunities and constraints 
at the Richland Housing site. It also 
proposes a plan for the site’s development. 
A preferred site plan and development 
scenario is described at length.

First Steps: Information Gathering

The design team undertook a thorough 
inventory of existing conditions, including a 
review of buildings, infrastructure, landscape, 
parcelization, demographics and other 
applicable design requirements. During this 
process, the design team and the Housing 
Authority made initial decisions about which 
of the existing community’s elements should 
be saved, which should be replaced, and 
which should be removed all together.

Analysis of circulation patterns yielded 
suggestions about potential development 
configurations, and a landscape study 
provided clues to the location and 
character of new open spaces. 

The results of this inventory process were 
presented to the Housing Authority board, 
and a final draft of these findings was 
completed on November 10, 2007.

Program Development’

The physical condition of the Richland 
Housing community site tells part of the 
story, but the design of the new community 
depends on many other economic and 
regulatory realities. The existing site 
contains multiple types of affordable 
housing funded by different public agencies 
with varying interests in change.

Working with affordable housing consultant 
Stan Keasling and housing marketing 
consultant, Greg Paquin, the design team 
explored the potential development of 
affordable housing, market-rate housing, 
commercial and community uses.

The result of this exploration was a 
development program which included 
drafting Master Plan Principles and 
the preferred mix of land uses and 
housing quantities. These Master Plan 
Principles were adopted by the Sutter 
County Housing Authority on February 
14, 2007. Portions of the Master 
Principles appear in this Master Plan.

Next Steps

Once this Master Plan is accepted by the 
Housing Authority board, the Housing 
Authority will initiate an application for 
development with Yuba City. This entitlement 
process will include renegotiation of 
financial roles and responsibilities among 
the project’s stakeholders, including the 
Sutter County Housing Authority, Yuba 
City, the United States Department of 
Agriculture (USDA) and other agencies.

Environmental review of the proposed 
new community Richland Housing site 
will begin; stakeholders will also continue 
discussions about the improvement of 
community infrastructure and service 
connections. Project stakeholders will 
consult with the selected civil engineer, 
dry utility providers and arborist. As these 
issues are resolved, details of the newly 
planned development will be formed.

Environmental review requires a 
lengthy time for study, and these 
next steps will extend into 2008.

After all required approvals have been 
obtained, the new Richland Housing 
community project can proceed; it is 
anticipated that redevelopment will 
follow the phasing plan presented in the 
Implementation chapter of this Master Plan.
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E x i s t i n g 

C o n d i t i o n s

Community Context 

The existing Richland Housing community 
lies along Yuba City’s eastern edge. At 
its closest point it is one quarter mile 
from the Feather River and the levee 
that protects Yuba City from flooding. 

Richland Housing is surrounded by 
different land uses on all sides; residential 
neighborhoods abut the site to the 
northwest. These are older neighborhoods 
of primarily small single family houses.

To the southwest of the community along the 
west side of Garden Highway, commercial 
land uses predominate. Directly to the south 
of Richland Housing are large parcels of 
agricultural land. To the northeast, the Yuba 
City Municipal Airport abuts the property. 

Industrial uses predominate to the north 
of Richland Housing and include two 
automotive junkyards, a county corporation 
yard and other light industrial facilities. 

Several small retail and restaurant uses 
occur along Garden Highway and north 
along Percy Avenue. These are primarily 
community-serving establishments.
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Minor Access Roads and Parking

Secondary Community Roads

Major Arterial

Existing Pavement Condit ions

Pavement in Poor Condition

Pavement in Moderate Condition

Pavement in Good Condition

Existing Street Network Existing Streets

Existing street patterns on the site reflect a 
long history of multiple projects overlapping 
each other, and traces of this history are still 
apparent to the close observer. Residual 
hexagonal layouts are apparent, and cul-de-
sacs have been extended into through streets. 

The current Richland Housing site is 
accessible at three locations. The primary 
connection to the City is made along 
Garden Highway at the terminus of Percy 
Avenue and the start of Miles Avenue. 
Two minor entries to the development 
exist along Samuel Drive, which is 
accessed solely via Garden Highway.

Garden Highway

Garden Highway runs north to south 
through Yuba City and then bends to run 
parallel with the Feather River. To the north 
of Richland Housing, Garden Highway 
serves the Sutter County Airport and 
provides access to Yuba City civil services 
like the County courthouse and offices. 

To the south, Garden Highway serves new 
and existing housing and commercial 
developments, as well as the agricultural 
industry. Public transportation service 
along Garden Highway is provided by 
the Yuba –Sutter Transit Authority.

According to Yuba City staff, Garden 
Highway will be expanded and 
improved to provide a pedestrian-friendly 
atmosphere. Improvements include a 
wider, separated sidewalk, street trees 
and on-street parallel parking. 

Percy and Miles Avenues

To the west, Percy Avenue provides 
access to Yuba City’s new Town Center 
and leads directly into the Richland 
Housing site where it becomes Miles 
Avenue. Percy Avenue provides access 
to the renovated downtown area. 

Samuel and John Tee Drives

Samuel Drive extends less than one 
quarter-mile in length before turning south 
into the site, extending east from Garden 
Highway. At Samuel Drive’s easternmost 
end lies the county’s corporation yard. 

At the end of its quarter mile run, Samuel 
Drive forks to offer two entry points 
into the Richland Housing community: 
the right fork becomes John Tee Drive 
and the left fork continues as Samuel 
Drive, turning south at the corner of 
the property following its boundary. 
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Existing Land Uses

Yuba City’s General Plan, updated in 
2004, addresses several issues key to 
the redevelopment of this site. Sections 
of the General Plan that warrant 
mention in this document are Land Use, 
Community Design, and Transportation.

The Land Use Element of the City’s General 
Plan designates the Richland Housing site as 
Low–Medium Density Residential (Traditional 
Neighborhoods with Mix of Housing Types).

Low–Medium Density Residential is defined 
as residential development of 6 to 14 units 
per gross acre. This density range provides 
for a mix of single-family housing types on 
lots ranging in size from 2,500 square feet 
to 6,000 square feet. Housing types may 
include duplexes, single-family homes with 
second units over a garage, attached single 
family homes, mobile home parks, parks, 
and civic or institutional uses appropriate for 
a residential environment. Existing single-
family homes on smaller lots in Yuba City 
are examples of the low end of this density 
range; existing duplex development is an 
example of the middle of this density range. 

A density range of 6 to 14 units per 
gross acre would allow for between 
366 and 854 housing units.

Relevant General Plan Land 

Use policies include:

Encourage new residential growth to 
be in the form of neighborhoods. (A 
neighborhood is defined as an area of 
over forty acres that includes a variety of 
complementary uses in which non-resi-
dential uses serve local residential uses.)
Encourage development of mixed use 
(residential, retail, and office) neighbor-
hood centers, in both new neighborhoods 
and in established neighborhoods that 
lack them. (Centers are concentrations of 
activity and uses that serve a neighbor-
hood function. They are located within 
close proximity and easy walking dis-
tance from adjacent residences.)

General Plan Land Policies support 
the neighborhood commercial 
uses curerntly contemplated for 
the Garden Highway frontage.

•

•

N

General Plan Diagram 

Source:  Yuba City General Plan, Figure 3-1

General Plan Diagram 
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Existing Built  Form

Richland Homes

Richland Housing — USDA Rural Development

Migrant Housing and Mobile Home Park

Miles Market, Maintenance
and Migrant Workers’ Preschool

Playfield

HA Offices, Manager’s House and Clinic
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Richland Housing (HUD)

Richland Homes I (RD)

Yuba City Migrant Center

Mobile Home Park

Built Form

The existing Richland Housing community 
contains approximately 416 housing 
units. These are the sum result of several 
developments constructed over the past 44 
years. Unit types include senior housing, 
single family homes, duplexes, townhomes, 
apartment flats, and mobile home pads.

Richland Housing (HUD)

This area of the existing Richland Housing 
community consists of 100 units comprised 
of 11 single family homes, 37 duplexes, two 
four-plexes, and one six-plex. These one-
story masonry buildings were constructed 
in 1963, are in poor condition and are 
not good candidates for renovation. 

These HUD units are proposed for 
relocation on alternative sites around Yuba 
City. Existing senior housing units will 
be rebuilt on the new Richland Housing 
community site as senior apartments above 
commercial space along Garden Highway. 

Richland Homes I, II, III (RD)

Richland Homes I, II and III are areas within 
the community that consist of 180 units total. 
These units are all townhomes, comprised 
of 13 six-plexes, 23 four-plexes, and one 
duplex. The two-story buildings in this area 
were constructed in three phases; Phase 
I was built in 1977, Phase II in 1978 and 
Phase III in 1979. All three phases of this area 
require renovation, and renovations in the 
Phase III area are underway. This Master Plan 
recommends demolition for many existing 
townhomes in this area. New structures will 
be built both in locations on this site and 
on alternative sites around Yuba City. The 
retained units in this area will be renovated 
inside and out. Additionally, parking and 
open spaces will be reconfigured.
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Housing Authority Office

Hans Miller Community Building

Childcare Facility

Healthcare Facility

Yuba City Migrant Center

The community’s Migrant Center is at the 
southern edge of the property and consists 
of 79 units. These units are comprised of 
four 12-unit apartment buildings, three 
four-plexes, nine duplexes, and one single 
family home. The Migrant Center operates 
seasonally between April and October. The 
Sutter County Housing Authority owns the 
land and manages Migrant Center housing. 
The State of California owns the Migrant 
Center buildings and provides the majority of 
operations funding. From October to March, 
a seasonal Cold Weather program is offered 
through the Salvation Army, and although the 
Migrant Center has no heating system in any 
unit, tenants may stay throughout the year. 

Mobile Home Park

The Mobile Home Park is owned by the 
Housing Authority and mobile home pads are 
leased. There are currently 14 mobile home 
units and approximately 56 existing home 
pads. The existing mobile homes must meet 
current housing safety standards, but many 
do not. Bringing these existing mobile homes 
up to standard would be cost prohibitive. 

Housing Authority Offices

The Housing Authority occupies two office 
buildings, one at Percy and Garden Highway, 
and another at Atwood Drive and Miles 
Avenue. New office facilities are proposed 
for in the new plan as part of the mixed 
use buildings along Garden Highway.

Community Buildings

The Hans Miller Community Building is 
across from the community’s main green 
space along Miles Avenue. The building 
is available by reservation for many 
community groups. The building itself is 
outdated and its architectural design does 
not present an openness to the community 
or the adjacent green spaces. A new 
community center building is proposed.
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Miles Market

Existing Play Structures

Historic Water Tower

Childcare Facilities

A childcare facility in the community is run 
by the Yuba City School District and includes 
both a Head Start and a preschool program 
for children of migrant farmworkers. This 
facility occupies three buildings total.

The main childcare building is over 60 years 
old and once served as a theater. Because 
it was designed for theater, the building is 
poorly adapted and its main classrooms 
have no windows. Its location is also 
problematic for proposed road networks, 
and is somewhat isulated from the adjacent 
community, which it would like to better 
serve. A new childcare facility is proposed.

Healthcare Facilities

The Del Norte Clinic is on Samuel 
Drive and leases land from the Housing 
Authority. The clinic is a vital part of the 
neighborhood, providing low-cost medical 
care to residents and members of the 
adjacent community. Relocation of the 
facility is proposed. The new facility will 
be on Garden Highway, extending its reach 
into the Yuba City community at large. 

Maintenance Buildings

The Housing Authority occupies several 
maintenance and storage buildings 
throughout the site. The majority of these 
buildings are in the center of the site adjacent 
to the market, childcare facility, and water 
tower. These maintenance buildings are 
primarily prefabricated metal structures 
with little to no historical or aesthetic 
value. They also occupy a central portion 
of the site that will be redeveloped. 

The need for maintenance facilities within 
Richland Housing will be diminished with 
this Master Plan; some maintenance facilities 
will still be required, but should be located 
in nearby industrial-zoned properties.

Market

The Miles Market convenience store is in 
the center of the site next to a green space. 
Shoppers are primarily Richland Housing 
tenants. A new community-serving market on 
Garden Highway will replace this facility.

Other Structures

The property also has several play structures, 
infrastructure outbuildings and the historic 
water tower. The water tower and play 
structures will be retained in the project.
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Utilities

Existing utilities on the site constitute a 
major challenge for redevelopment, and 
include systems for water, stormwater, sewer, 
gas, electric, and telecommunications. 
The following utilities analysis 
documents the locations, condition 
and capacities of these key utilities.

Generally, offsite utility infrastructure 
capacity is sufficient for the significant 
increase in demand proposed by 
redevelopment. Existing utility conditions 
however range from good to poor condition. 
The location of service connections for 
each utility vary with most underground 
lines following existing street patterns.

Each utility’s capacity, condition and location 
has been carefully considered to create a 
phasing plan for future utility upgrades. This 
approach addresses future development 
while preserving service to existing 
portions of the site during construction.

For detailed information about utilities 
in the Richland Housing, please 
reference the November 2006 Inventory 
and Assessment Document.

Sewer

Storm DrainWater

Cable UndergroundElectric/Cable Above Ground

Gas
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Environment

Open Space

Richland Housing’s original 1940 site plan 
included a cluster of apartment buildings 
around a grove of existing trees. This 
arrangement provided much-needed shade 
from harsh summer sun. Later changes 
to the site left that historic cluster of trees 
in the center of an apparent park. 

Throughout the rest of the site, playgrounds 
provide a setting for young children to 
play, and a large soccer field provides 
an amenity for older children and adults 
to enjoy. Within clusters of buildings, 
there is an occasional courtyard, but 
more often the buildings are fronted by 
parking spaces rather than open spaces.

Future open spaces should acknowledge 
the special character, history and 
attractiveness of existing tree groves.

An increase in the number of housing units 
on site will necessitate efficient use of the 
land. As private yard space decreases, well-
designed public open space increases. 

While addressing the problems inherent 
with parking, this Master Plan explores 
opportunities afforded by transforming 
parking into courtyard spaces. 

Existing Open Space

0 500 1000

Courtyards

Parklike Open Space

Recreational Open Space and Playgrounds
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Trees

Richland Housing is currently well-covered 
with mature shade trees. The majority 
of these trees are Modesto Ash, Zelkova 
(an Elm variety), and London Plane, but 
at least 30 mature tree varieties have 
been identified on site, including Pecans, 
Cottonwoods, and a few Valley Oaks. 

These mature trees are an asset to the 
community, providing cooling shade that 
reduces cooling costs and prevents urban 
‘heat-island’ effects. Unfortunately, many 
of these trees also beyond their healthy age 
or visibly suffer from various diseases.

Richland Housing’s trees have been 
surveyed by a Yuba City arborist. 
Additionally, Pacific Municipal Consultants 
(PMC) conducted a more thorough tree 
survey and assessment which included 
analysis of tree sizes, locations, canopy 
diameters, and general health. 

Survey results indicate six existing 
trees qualify as “heritage trees” and 
require protection. Many other trees 
in the community should also be 
preserved if possible, and many will 
be recommended for removal.

A schematic of the survey results is 
included for reference in this Master Plan.

Richland Housing Tree Survey

Heritage Trees

Trees Worth Saving if Possible

Trees to be Removed
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P l a n n i n g 

C o n c e p t s

Looking Forward

As discussed in this Master 
Plan’s introduction, the Housing 
Authority’s adopted principles for 
redevelopment and careful planning 
can transform Richland Housing.

Conceptual and illustrative plans of the 
new Richland Housing community are 
presented in this section. The overall plan 
emphasizes the Housing Authority’s goals 
for enhancing and connecting the newly 
transformed community to Yuba City.

Highlights of the new plan include:

An integration of affordable housing, se-
nior housing and market-rate housing.
More efficient use of land.
Networks of open spaces that encourage 
pedestrian activity and social interaction.
Enhancement of Garden Highway with 
the creation of a new mixed use node.

•

•
•

•

Conceptual Plan
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Diversity in Design

Varied Housing Types for Varied 

Income Levels

Income levels of the new Richland 
Housing community will be varied. 

After complete buildout, the new 
Richland Housing community will 
have a total of 750 to 800 dwelling 
units in the following configuration:

200 to 250 senior housing units
175 low-income household units
375 market-rate for-sale single family 
units

Excluding senior housing, 32 percent 
of the new units are affordable.

Varied Building Types

Building types for the new Richland 
Housing community will be varied. 
Affordable units are mixed in size and 
layout, ranging from one to four bedrooms 
in town home, detached home, and 
for-rent apartment configurations. 

For-sale market-rate units will be provided 
in three types, each appealing to different 
household types and preferences.

•
•
•

Varied Land Uses

Land uses are mixed along Garden 
Highway. The Yuba City General Plan calls 
for this portion of Garden Highway near 
Richland Housing to be a “Community 
Commercial Corridor.” The Master Plan 
satisfies the General Plan’s intent, changing 
land uses in the community from low-
density residential to a vibrant mix of 
commercial uses and senior housing. 

Between 20,000 and 40,000 square feet 
of commercial space will be available in 
the new Richland Housing community. 
Along with community-serving retail, this 
commercial square footage is intended to 
accommodate a range of community-serving 
uses like new Housing Authority offices, 
healthcare clinic, and childcare center. 
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I l lustrative Plan

Legend:
Existing rural development
residential to remain

Existing migrant housing to 
remain

New rural development 
residential, HUD, or tax credit 
low income

New migrant

New market rate detached
residential

New senior low income
within mixed use building

Retail

Senior housing
common areas

Health clinic

Child care

Housing  authority offices

RD community facility/
child care
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Community Connections

Improved connections and circulation 
are critical to the success of the new 
Richland Housing community. 

Because of the project’s current 
configuration, Richland Housing is 
perceived as an isolated “camp” or 
island at the southern end of the city, 
with minimal connections to the broader 
community. Becoming less of an island will 
require an overhaul of the community’s 
current circulation system with special 
attention paid to how the new Richland 
Housing community will connect and 
integrate to the rest of Yuba City.

Community Gateway

New buildings at Garden Highway and 
Percy Avenue will provide an appropriate 
and vibrant southern gateway to Yuba 
City. These new community markers 
will stimulate investment along this vital 
corridor and attracting new residents.

Integrated Road Network

Road networks are better integrated 
with other city roads in the new Master 
Plan, diminishing the isolated “camp” 
effect. Three existing access points to the 
site are expanded to nine, with at least 
five future connections proposed.

Connections for automobile access 
are improved through the addition 
of six additional access points:

McKeehan Drive will be extended to 
meet Garden Highway
[New Loop] and Garden Highway at both 
terminus points
New Edge Road connects to Samuel 
Drive in the north and to future roads in 
the south

Five future connections are also proposed.

Pedestrian open spaces are designed to be 
visible from Garden Highway and open to 
the community at large. Street improvements 
like improved lighting, sidewalks and 
street trees will penetrate the new Richland 
Housing community and integrate it with city.

•

•

•

Street Types

The three street types shown in the 
connections figure create a hierarchy of 
routes that are easily understood. Main 
streets, neighborhood streets and shared 
lanes each emphasize different ways that 
people move through the community. 
The streets are are discussed in detail 
in Section 4, Design Guidelines.

New Bicycle Lanes

Bicycle lanes are provided in the new 
plan along Miles Avenue and the new 
main streets through the site. This 
network also connects to new proposed 
bicycle lanes on Garden Highway.
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Street Networks and Types

Type 1—Main Street

Type 2—Neighborhood Street

Type 3—Shared Lane

Improved Transit Stop

An improved transit stop is proposed along 
the frontage of Garden Highway directly in 
front of the first phase mixed-use project. 

Pedestrian Connections

New individual private spaces are 
provided in homes throughout the new 
Richland Housing community. These 
spaces however are not isolated; they 
encourage connection between neighbors.

The new Richland Housing community 
is also planned with multiple pedestrian 
routes, providing attractive opportunities 
for residents to enjoy open green 
spaces and outdoor exercise. 

New
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Future
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Future
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Open Space & Landscape

Trees

Wherever possible, significant tree amenities 
have been preserved on the Richland 
Housing site. An arborist report identified 
713 existing trees on the property. Of these, 
five are designated Heritage Trees, 410 are 
trees deemed worthy of preservation, 204 are 
trees in need of maintenance if preserved, 
and 92 are recommended for removal. 

The new Richland Housing Community 
Master Plan proposes to preserve three 
heritage trees and approximately 170 
additional existing trees. New trees will 
be planted throughout the community 
as shown on the illustrative site plan.

This canopy of retained and newly 
planted trees will reduce the amount 
of heat retained by asphalt paving 
during summer (the heat-island effect) 
and help cool the neighborhood.

Vistas

Views to the east of the new Richland 
Housing community are maintained 
and even celebrated. The view across 
Sutter County airport to the levee wall 
is a pleasant reminder of the site’s 
rural history and its direct relationship 
with its natural surroundings.

Stormwater

Ecologically sensitive thinking has also 
informed the design of the neighborhood’s 
stormwater management systems. Stormwater 
drainage has been localized, minimizing 
the need for underground piping and 
eliminating the need  for connection to 
the City’s underground wastewater system. 
Streets in the new Richland Housing 
community are narrow and porous 
paving is proposed at parking areas.
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Open Space Plan

Open Space

Existing Tree 

New Tree
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Land Use & Place Types

Parcels within the new Richland Housing 
Community are configured to provide a well-
designed mix of affordable, market-rate and 
senior housing. Units are planned for the 
new community at the following amounts:

375 market-rate homes
175 affordable homes
200 to 250 senior housing

Homes in the new Richland Housing 
community were selected and planned 
with Yuba City residents and the local 
workforce in mind. The project’s Master 
Plan Principle of diversity is a primary 
force in planning land use. The project 
strives to offer a welcoming, diverse mix of 
attainably priced and low-income homes.

Market-Rate Single Family Homes

Three types of market-rate single family 
homes are proposed for the new Richland 
Housing community. All new homes in 
the community will make efficient use of 
smaller lot sizes, creating more open space 
and views onto parks, lanes and trails.

The Lane Cottage is a free-standing home 
on a small lot with a tandem garage. Lane 
Cottages are closely spaced but carefully 
configured to provide both indoor and 
outdoor privacy for residents. In the rear, 

•
•
•

each home has a small fenced backyard. 
In the front, each home addresses the 
community with a raised porch. The 
porch overlooks a common green space 
which functions as play area, picnic 
area, and stormwater retention zone.

Main Street Bungalows are more traditionally 
configured with a large front porch and 
an accessory building (i.e., “casita” or 
“granny cottage”) placed above a detached 
garage at the back of the lot. These more 
traditional homes are also arranged along 
tree-lined streets, facing each other. 

Trail View homes will meander along the 
eastern edge of the new Richland Housing 
community following the new walking 
trail. These three-story detached homes 
will be arranged around a central paved 
entry court, affording greater open space, 
views over the levee to the Feather River 
and a small flex space on the ground floor. 

Affordable Homes

Three types of affordable homes are either 
proposed for the new Richland Housing 
community, or they will be retained. 

New for-rent apartments will wrap around 
newly renovated townhomes, just south 
of the new community’s largest park 
and near the childcare facility. These 
buildings will create a new face for this 
familiar location in the community while 
retaining original low income homes on the 
interior with newly renovated courtyards, 
reconfigured parking and more open space.

The Migrant Center at the southern boundary 
of the community will be retained in its 
current location with the addition of new 
family-sized apartments surrounding them.
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Land Use Plan

Single Family on Small Lot

Single Family with Accessory Building

Clustered Housing

Multi-Family, Migrant Over Parking

Mixed Use With Potential Senior Above

Open Space

Mixed Use with Senior Living Above

At the front of the new Richland Housing 
community, retail spaces and low income 
housing for senior citizens will create 
a tightly-knit neighborhood that not 
only looks out onto Garden Highway, 
but also looks in on courtyards and 
across to the community’s new park. 

Apartments in this area of the community 
reduce the need for vehicle trips and 
are next to the relocated clinic.

This new senior community may rise as 
many as four stories tall; ground floor 
commercial will be neighborhood-serving 
stores, such as a small grocery, or pharmacy.

This area may also contain the 
newly relocated Housing Authority 
offices, and childcare facilities.
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Infrastructure

Sanitary Sewer Details

Approximately 78 percent of Richland 
Housing’s existing sanitary sewer pipes will 
be demolished (removed or abandoned 
in place) by the completion of Phase 6. 
This is due to the following factors:

Age and/or unknown condition of exist-
ing sanitary sewer pipes
Anticipated increase in required sanitary 
sewer capacity resulting from additional 
housing units

•

•

Proposed construction of new housing 
units and/or roadways on top of existing 
sanitary sewer lines
Proposed roadway realignments in the 
development area

As current pipe conditions remain 
unknown and ongoing deterioration is 
inevitable, the design team recommends 
interim maintenance steps:

Scope existing sanitary sewer pipe net-
work for obstructions (i.e. trash, roots, 

•

•

•

deposits, etc.)
Removal any obstructions
Repair any damaged pipes/joints

Sanitary Sewer Cost Estimates

Demolition of existing sanitary sewer 
lines and construction of new lines are 
summarized and graphically represented 
in the phase maps shown in this section. 
The sanitary sewer system presented 
in this Master Plan is conceptual in 
nature; actual design of the new system 
will include pipe sizes and will be 
finalized during preliminary design and 
construction document preparation.

The preliminary cost estimate for the 
sanitary sewer system (Table 1) is based 
on the conceptual layout provided in 
this Master Plan, and does not include 
connection costs to each individual housing 
unit. All costs are subject to change: 

•
•

Table 1. Sanitary Sewer Improvements Cost Estimate

Phase
(N) Pipe1

(Linear
Feet)

Cost2

(Dollars)
Misc.4

(Dollars)
Total

(Dollars)

Pipe
Removed
(Linear
Feet)

Cost
(Dollars)

Grand
Total

(Dollars)

1 2,363 118,150 25,000 143,150 778 5,835 148,385

2 2,390 119,500 25,000 144,500 1,558 11,685 156,185

3 5,837 291,850 50,000 341,850 1,802 13,515 355,365

4 2,245 112,250 25,000 137,250 1,435 10,762 148,012

5 1,437 71,850 15,000 86,850 1,804 13,350 100,380

6 900 45,000 5,000 50,000 1,245 9,337 59,337

Total 15,172 758,600 145,000 903,600 8,622 64,664 968,264
Notes:
1: Costs based on an average 8 inch sanitary sewer pipe size.

2: Estimated at $50 per linear foot.

3: Estimated at $7.50 per linear foot.

4: Miscellaneous costs include manholes, connecting existing pipes to new pipes/manholes,

   cleanouts, etc.



RICHLAND HOUSING MASTER PLAN  •  27 

CHAPTER THREE  • PLANNING CONCEPTS 

Infrastructure Plan
Roadways

The Housing Authority seeks to maintain 
public ownership of Richland Housing’s 
roads with Yuba City maintenance.

All roadways in the Richland Housing 
community will reconstructed, opened 
or moved during different phases 
of development. For more detailed 
information, please refer to the phased maps 
following this section and the Housing 
Authority’s Inventory and Assessment 
published in November, 2006.
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Water Supply Details

Richland Housing’s current water system 
consists of a looped system with water 
mains ranging in size from six to eight 
inches in diameter. A large portion of the 
water system was constructed as early as 
the 1930s. While some of the system’s 
pipes have been replaced, many old 
pipes have not. Based on conditions of 
aging alone, a significant portion of the 
water system will require replacement.

Depending on the number of additional 
units added to the new Richland 

Housing community, several existing 
water mains may require up-sizing. 
Most of the existing water valves in the 
community streets and at individual homes 
are beginning to fail and will require 
replacement during future development. 

As previously mentioned, system backflow 
preventer(s) were tested in 2006; although 
they passed inspection, the Housing 
Authority has been informed they will not 
pass future tests and require replacement 
before the next annual test in 2007.

Approximately 55 percent of the 

existing water system’s pipes will be 
demolished (removed or abandoned 
in place) by the completion of Phase 
6. Replacement is required due to:

Age and/or unknown conditions of exist-
ing water pipes in the system
Anticipated increase in required water 
delivery capacity 
Proposed new construction and/or road-
ways on top of existing water lines 
Proposed realignment of the roadways 
within the development area

Water Supply Cost Estimates

Demolition of existing water supply lines and 
the construction of new lines are summarized 
in the phase maps presented in this section.

The proposed water system presented in 
this Master Plan is conceptual in nature; 
actual design of the new water supply 
system will include sizing of the pipes and 
will be finalized during preliminary design 
and construction document preparation.

A preliminary cost estimate for the water 
supply system is presented in Table 2. It is 
based on the conceptual layout provided 
in this Master Plan. This estimate does not 
include connection costs to each individual 
housing unit and is subject to change.

•

•

•

•

Table 2. Water Supply System Cost Estimate.

Phase
(N) Pipe1

(Linear Feet)
Cost2

(Dollars)
Misc.4

(Dollars)
Total

(Dollars)

(E) Pipe
Removed1

(Linear Feet)

Cost3

(Dollars)
Grand
Total

1 3,093 154,650 10,000 164,650 425 3,187 167,837

2 1,784 89,200 5,000 94,200 0 0 94,200

3 6,271 313,550 20,000 333,550 2571 19,282 352,832

4 2,250 112,500 12,500 125,000 2146 16,095 141,095

5 1,686 84,300 5,000 89,300 363 2,722 92,022

6 939 46,950 2,500 49,450 2025 15,187 64,637

Total 16,023 801,150 55,000 856,150 7530 56,473 912,623
Notes:
1: Costs based on an average 8 inch water pipe size.
2: Estimated at $50 per linear foot.
3: Estimated at $7.50 per linear foot.
4. Miscellaneous costs include valves, connecting existing pipes to new pipes, etc.
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Storm Drain System Details

Richland Housing’s current storm drain 
system consists of pipes that range from 
eight to 24 inches in diameter. Stormwater 
is conveyed to a pump house on the 
southeast corner of the Richland Housing 
site and is then pumped into a drainage 
ditch on the Sutter county airport grounds, 
immediately east of Richland Housing. 

One of the drainage concepts proposed for 
this project includes surface drainage of 
neighborhood areas into onsite drainage 
swales and green belt areas. Storm drain 
pipes will run to these greenbelt areas in 
case swales ever become saturated and 
stormwater needs to conveyed away. 
However, it is anticipated that a significant 
amount of stormwater will remain onsite, 
reducing the community’s reliance on 
the city’s storm drain system. The existing 
pump system does however require future 
expansion (increase in pump size, etc.).

Approximately 54 percent of the existing 
storm drain pipe system will be demolished 
(removed or abandoned in place) by 
the completion of Phase 6 due to:

Unknown exact age and condition
Proposed construction of new housing 
units and/or roadways on top of existing 
storm drain pipes
Proposed realignment of roadways in the 

•
•

•

development area
As current pipe conditions remain 
unknown and deterioration of an aging 
system is inevitable, the design team 
recommends interim maintenance:

Scoping existing storm drain pipe net-
work for obstructions (i.e. trash, roots, 
deposits, etc.)
Removal of any obstructions
Repair of damaged pipes/joints

•

•
•

Storm Drain System Cost Estimates

Demolition of existing systems and 
construction of new lines are presented in 
the phase maps in this section. The proposed 
storm drain system presented in this Master 
Plan is conceptual in nature. Actual designs 
of the new system will include detailed pipe 
sizing and will occur during preliminary design 
and construction document preparation.

The cost estimate shown below is based on the 
conceptual layout provided in this Master Plan, 
and does not include connection costs to each 
individual housing unit; it is subject to change.

Table 3. Storm Drain System Cost Estimate

Phase
(N) Pipe1

(Linear Feet)
Cost2

(Dollars)
Misc.4

(Dollars)
Total

(Dollars)

(E) Pipe
Removed3

(Linear Feet)

Cost3

(Dollars)

Grand
Total

(Dollars)

1 1,859 139,425 100,000 239,425 883 8,830 248,255

2 113 84,750 25,000 132,300 782 7,820 140,120

3 1,364 102,300 30,000 132,300 1,198 11,980 144,280

4 1,853 138,975 40,000 178,975 1,336 13,360 192,335

5 315 23,625 5,000 28,625 874 8,740 37,365

6 520 39,000 7,500 46,500 841 8,410 54,910

Total 7,041 528,075 207,500 735,575 5,914 59,140 794,715
Notes:
1. Actual pipe sizes will range between eight and 36 inches in diameter; for planning purposes, cost estimates are 
based on an average 12 inch storm drain pipe size.
2. Estimated at $75 per linear foot.
3. Estimated at $10 per linear foot.
4. Miscellaneous costs include drain inlets, manholes, pump replacement, connecting existing pipes to new 
pipes/drain inlets/manholes, etc.
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D e s i g n 

G u i d e l i n e s

This Master Plan’s design guidelines 
recommend ciculation planning and 
architectural design principles for the 
new Richland Housing community. 
These guidelines communicate the 
qualities and characteristics expected 
of development for this new project. 

By nature, design guidelines are strict 
requirements, but they will be used to 
evaluate the design quality of development 
proposals as the project moves forward.

Design guidelines present a community 
standard for good design that encourage 
developers to apply creativity, interest and 
character to the project while respecting 
cost, energy conservation, long term 
durability and livability for residents. 

Home Types

Mixed Use, Senior Housing and Commercial 

Existing RD and Migrant Housing

Lane Cottage

Main Street Bungalow

Trail View Homes

Street Design

Type 1—Main Street

Type 2—Neighborhood Street

Type 3—Shared Lane

Type 3—Shared Lane, One-Way
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TYPE 1  -  74 FT R.O.W.

Vehicle lanes are a maximum of 10 feet 
in width.
Parallel parking is provided at curb-side.
Class 1 bicycle lanes are provided.
Within the mixed use portion of the proj-
ect, a paved sidewalk shall extend from 
building faces to the curb edge. Trees 
shall be accommodated using ADA-com-
pliant tree wells.
At all other locations, a planting verge of 
5 feet minimum width shall be provided 
to shade sidewalks and parking areas. 
Sidewalks shall be a minimum of 6 feet in 
width and ADA-compliant.
Street tree types shall be selected from 
native species if possible and shall be 
selected in coordination with a licensed 
arborist and landscape architect.

•

•
•
•

•

•

Bulb-outs shall be provided at key inter-
sections as shown on the site plan; these 
shall not interfere with bicycle lanes.
Street furnishings shall be provided. The 
design of individual elements shall cre-
ate a consistent aesthetic throughout the 
community. Furnishings shall include:
Bus shelters. Recycling, trash receptacles, 
and bus schedules shall be provided.

Newspaper stands. One central 
location shall be designated for 
periodical stands; the design of 
individual stands shall be consistent.
Bicycle racks. Bicycle racks shall be 
provided along the street right-of-way 
at key locations, including entries to 
all commercial buildings, community 
buildings and at bus stops.

•

•

Street Types

Type 1—Main Street 

Main Streets carry the heaviest volume of 
mixed traffic through the new Richland 
Housing community. They are “complete 
streets” designed for the combined use of 
automobiles, bicycles and pedestrians. 
The following features must be 
incorporated into a Main Street design:
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Examples of Main Street design.

Benches. One bench shall be provided 
along each side of the street at a 
spacing not to exceed one bench every 
500 lineal feet.
Lighting. Fixtures shall be provided to 
illuminate roadways and sidewalks. 
Pedestrian-scaled fixtures shall be 
provided along sidewalks, either as 
part of dual-level street fixtures or as 
independent fixtures.
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TYPE 2  -  34 FT R.O.W., TYP.

Type 2—Neighborhood Street 

Neighborhood Streets are secondary roads 
running throughout the new Richland 
Housing community. They are two-
way through streets fronted by homes. 
Sidewalks are typically provided on the 
residence side of the street only. The 
following features must be incorporated 
into a Neighborhood Street design:

Automobile lanes are 10 feet wide.
Parking is not typically allowed along 
the street curb, except where additional 
parallel or perpendicular parking areas 
are shown on the site plan.
Sidewalk is provided on at least one side 
of the street and shall be a minimum of 5 
feet wide.
Street furnishings shall be consistent in 
style to that of Main Street furnishings.
Street and sidewalk lighting shall be pro-
vided along the street and shall be glare-
reducing, shielded fixtures.

•
•

•

•

•
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Examples of Neighborhood Street design.
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TYPE 3  -  46 FT R.O.W., TYP.

Type 3—Shared Lane

Shared Lanes are pedestrian-oriented 
streets scaled to a block of small detached 
homes; the lane wraps around a central 
landscaped lawn or courtyard in the block. 

The primary travel lane is used by 
pedestrians, cyclists and automobiles 
alike, and is relatively narrow. 

The courtyard serves as communal 
open space for the homes that face it 
and also acts as a bioswale, capturing 
stormwater runoff during the wet season.

The following features must be incorporated 
into a Shared Lane Street design:

Travel lanes are 12 feet wide on each side 
of the bioswale. Automobile traffic shall 
be limited to one direction only.
Lane surfaces shall be scored concrete or 
other acceptable premium surface to in-
dicate the predominance of pedestrians.
No curbs or gutters are provided; storm-
water shall drain to the bioswale for 
detention.
A bioswale of 20 foot typical width is 
provided (10 feet minimum is acceptable 
only where necessary).

•

•

•

•

Street lighting shall be provided along the 
Shared Lane and shall be glare-reducing, 
shielded fixtures.
Parking is not allowed along the lane. 
Individual homes shall provide off-street 
parking, and visitor parking is provided 
on adjacent streets.

•

•
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Examples of Shared Lane design.
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Building Prototypes

Village Center

Focussed on the intersection of Garden 
Highway and Percy Avenue, this mixed 
use development seeks to create an 
active street life by placing pedestrian-
friendly uses like restaurant, cafes, shops 
and community services at the ground 
floor with senior residences above. This 
arrangement of uses will provide “eyes 
on the street” that improve security and 
an active, present sense of community.

Although Garden Highway does not 
have many buildings of historic or 
architectural significance, these new 
buildings can add architectural character 
to create a strong sense of place.

Building Height and Scale

Buildings should be three to four stories at 
Garden Highway and should step down to 
two or three stories as they transition into 
the residential areas to the east. Building 
masses should be broken into smaller 
rhythms of bays or modules. Residential units 
above and facing Garden Highway should 
provide accessible outdoor patio space.

Architectural Features

Building facades should create a diverse 
yet continuous environment. Doors and 
windows shall be oriented to pedestrian 
eye-level, with at least 75 percent of 
the ground floor facade fabricated with 
transparent materials. Buildings shall 
also incorporate awnings to shade 
sidewalks and employ shading devices to 
protect windows from harsh sunlight.

Signage

Signs should be compatible with the 
architecture of the buildings and constructed 
of high quality materials.  Sizes should 
not exceed one square foot of sign per 
one lineal foot of street frontage up to a 
maximum of 25 square feet per sign.

Materials and Colors

The Village Center will take on a 
more contemporary look and feel, 
using brighter colors and finishes 
commonly seen in urban centers, such 
as brick, stucco, and metal finishes.
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Examples of Village Center homes.
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Lane Cottage

Lane Cottages are free-standing homes 
on a small lot. Homes are closely spaced 
but carefully configured to provide indoor 
and outdoor privacy for residents. 

In the rear, each home has a small fenced 
back yard. In the front, each home 
addresses the community with a raised 
porch. Lane Cottage porches overlook 
a common landscaped courtyard that 
functions as play area, picnic area, 
and stormwater retention zone.

The street appearance of Lane Cottages 
is well-integrated with the surrounding 
streetscape while their inward-facing 
courtyards emphasize community interaction.

Building Height and Scale

Lane Cottages are two-story, three bedroom 
homes. A two-car tandem garage is at grade 
level and the first floor living area is elevated 
above grade. This elevation provides 
added privacy for residents and also affords 
additional protection from flooding. More 
private sleeping areas are on the second floor.

Architectural Features

Lane Cottages are modestly appointed with 
architectural features that add visual interest 
to the street. Porches, shading devices, 
roof brackets, eave details and window 
trim are simple in character. Repetition of 
these details from home to home creates 
a pattern along the block while providing 
opportunities for some individual expression.

Porches

Raised porches shall be between 24 and 30 
inches above grade to provide an appropriate 
visual screen of the living space from the 
street. Porches shall face the main street and 
shall be a minimum of 6 feet deep. Railing, 
column, and eave details shall complement 
the architectural character of the home.

Materials and Colors

Lane Cottage materials and colors should 
reinforce the human scale of these homes 

and provide visual interest and harmony. 

High quality exterior finish materials shall be 
used including wood lap siding, brick and 
stucco. Stucco surfaces should be detailed to 
create a composition of smaller wall surfaces, 
and establish a sense of human scale. 

Pastel and earth tones are preferred color 
schemes throughout the residential areas 
of the new Richland Housing community.
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Typical Lane Cottage designs.

Simple architectural features enliven the both Lane Cottages and the street.
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Main Street Bungalow

Main Street Bungalows are free-standing 
homes on small lots. They are closely 
spaced but carefully configured to provide 
indoor and outdoor privacy for residents.

In the rear, each home has a small backyard 
with an accessory building (i.e., “casita” or 
“granny cottage”) placed above a detached 
two-car garage. This may appeal to some 
new residents with extended families, or 
as an additional work or office space.

In the front, each home addresses the 
community with a large raised porch 
running the full width of the home. 
Main Street Bungalows face onto the 
street with their living spaces oriented 
toward the street, enhancing residents’ 
awareness of their neighborhood and 
encouraging social interaction.

Building Height and Scale

Main Street Bungalows are two-story, three 
bedroom homes. A two-car garage with 
accessory space above is at the back of 
the lot at grade level. The first floor living 
area is elevated above grade and offers 
added privacy for residents along with 
protection from flooding. More private 
sleeping areas are on the second floor.

Architectural Features

Main Street Bungalows are slightly wider 
than Lane Cottages. They are also modestly 
appointed with architectural features that 
add visual interest to the street. Porches, 
shading devices, roof brackets, eave details 
and window trim are simple in character. 
Repetition of these details creates a 
pattern along the block while providing 
opportunities for some individual expression.

Porches

Raised porches shall be between 24 and 30 
inches above grade to provide an appropriate 
visual screen of the living space from the 
street. Porches shall face the main street 
and be a minimum of 6 feet deep. Railing, 
column, and eave details shall complement 
the architectural character of the home.

Materials and Colors

Materials and colors shall reinforce the 
human scale of these homes and provide 
both visual interest and harmony. 

High quality exterior finish materials shall be 
used including wood lap siding, brick and 
stucco. Stucco surfaces should be detailed to 
create a composition of smaller wall surfaces, 
and establish a sense of human scale. 

Pastel and earth tones are preferred color 
schemes throughout the residential areas 
of the new Richland Housing community.
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Typical Main Street Bungalow design.
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Building Height and Scale

Trail View homes are three-story, three 
bedroom homes with a maximum height 
of 40 feet. A two-car tandem garage is at 
grade level along with the main entry to 
the home. The first floor living area is on 
the first story of the home, offering views 
of open space and added privacy for 
residents. This home design also affords 
additional protection from flooding. More 
private sleeping areas are on the third.

Architectural Features

Trail View homes are modestly appointed and 
contemporary in design with architectural 
features that add visual interest to the 
street. Porches, awnings, shading devices, 
roof brackets, eave details and window 
trim are simple in character. Repetition of 
these details from home to home create a 
pattern along the cluster while providing 
opportunities for some individual expression.

Balconies

Some Trail View homes may have balconies 
leading out from main living areas. 
Balconies shall be arranged to provide an 
appropriate visual screen of the home’s 
living space from neighbors and the entry 
court. Balconies, railings, columns, and 
eave details should complement the 
architectural character of the home.

Trail View Homes

Trail View Homes are free-standing, 
three story homes configured in 
a cluster configuration around a 
central paved entry court. 

Trail View homes affording greater open 
space around the clustered homes and 
views over the levee to the Feather 
River from the upper floors. A small 
flex space is on the ground floor along 
with the garage and main entrance.

In the rear, each home orients to open 
green space and the new pedestrian path 
on the eastern edge of the new Richland 
Housing community. In the front, each 
home addresses the paved courtyard.

Materials and Colors

Trail View home materials and colors 
should reinforce the human scale 
of these homes and provide both 
visual interest and harmony. 

High quality exterior finish materials shall 
be used including wood lap siding, brick 
and stucco. Innovative or “green” materials 
are encouraged and should be visually 
compatible with traditional materials. 
Stucco surfaces should be detailed to create 
a composition of smaller wall surfaces, 
and establish a sense of human scale. 

Pastel and earth tones are preferred color 
schemes throughout the residential areas 
of the new Richland Housing community.
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Typical Trail View design.
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Existing Homes and Renovation

Richland Homes I, II and III are RD 
buildings  within the community that 
will remain in the new project.

There are 180 RD units total comprised of 13 
six-plexes, 23 four-plexes, and one duplex. 
These two-story townhomes were constructed 
in three phases from 1977 to 1979.

Several of the Phase III buildings will 
be renovated inside and out; these 
renovations are already underway. 

Additionally, parking and open spaces will 
be reconfigured around these townhomes 
to provide residents with open space 
courtyards  at the center and parking 
moved to the edges. Wherever possible, 
mature trees in this area will be retained.

Building Height and Scale

These RD townhomes are two-story, 
three bedroom homes. Parking will be 
moved to the outside edges of this area.

The living area is on the first story of 
the townhome, and will look onto 
newly designed and landscaped shared 
courtyards. More private sleeping 
areas are on the second floor.

Architectural Features

These RD homes are being renovated using 
RD funds and as such are simple, modestly 
appointed and contemporary in design.

Minimal architectural features or 
additions to the buildings will be 
made; emphasis is placed on creating 
sound, safe, weather tight building.

It is hoped that improvements will refresh 
the environment and create slightly newer 
visual pattern to the townhomes’ layout.

Materials and Colors

RD townhomes materials and colors shall 
be selected by RD and should reinforce 
the human scale of these homes and 
provide both visual interest and harmony. 

High quality exterior finish materials shall be 
used including wood lap siding, brick and 
stucco. Stucco surfaces should be detailed 

to create a composition of smaller wall 
surfaces, and establish a sense of human 
scale. Matte finishes are preferred. Glossy 
finishes such as polished stone or ceramic 
tile shall be limited to accent elements. 

Pastel and earth tones are preferred color 
schemes throughout the residential areas 
of the new Richland Housing community.
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Examples of appropriate infill & renovation
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Development Approach

Mogavero Notestine Associates and 
the Sutter County Housing Authority 
have initiated discussions with Yuba 
City about next steps for planning and 
entitlement of the new Richland Housing 
community. In addition, the Housing 
Authority has hired a development 
consultant to help determine the most 
appropriate redevelopment approach.

Agency Coordination 

and Project Quality

Many options for redevelopment are possible 
and all will require cooperation among 
multiple agencies, including state and federal 
agencies that administer affordable housing 
programs, the Housing Authority, Yuba 
City, Sutter County, utility companies and 
the Yuba City school district. The project’s 
area and vicinity may also be placed into 
a new or existing Redevelopment Area to 
help finance ongoing site improvements 
through the creation of tax increments.

I m p l e m e n t a t i o n

Master Developer Options

While the Housing Authority is not in 
a position to act as a developer for the 
new Richland Housing community, it 
should maintain control over the quality, 
timing, and consistency of redevelopment 
to the greatest extent possible.

A master developer may be brought in 
to manage overall development for the 
Housing Authority. One redevelopment 
scenario entails the Housing Authority’s 
development consultant performing studies 
and would involve a non-profit organization 
acting as the master developer. The non-
profit  organization would not build houses, 
but would prepare infrastructure and other 
improvements and sell home lots to builders.

Finance

Project infrastructure and the 
construction/renovation of affordable 
housing require close financial 
analysis during implementation.

Project Infrastructure Replacement

As discussed previously, Richland 
Housing’s existing infrastructure is in 
generally poor condition. Much of the 
utilities and paving will need to be 
rebuilt in the coming years whether the 
community is redeveloped or not. 

The preliminary estimate of probable 
cost for new infrastructure according to 
the preferred scenario is $___ million. 

Some new infrastructure must be in place 
during the earliest redevelopment phases. 
The Housing Authority does not have the 
funds to build required infrastructure in 
advance of parcel sales, and has already 
requested financial assistance from Yuba 
City to pay for infrastructure improvements. 
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Affordable Housing Challenges

and Opportunities

The existing Richland Housing community 
is composed of conventional public 
housing, farm labor housing and migrant 
worker housing. Each of these housing 
types presents its own challenges and 
opportunities for redevelopment. Despite 
their the eroding conditions, this housing 
represents a substantial percentage of the 
federally-assisted housing stock in Yuba 
City and Sutter County. It is important 
that this redevelopment project preserve 
as much assisted housing as possible.

HUD Units and Agency Coordination

Yuba City and the Housing Authority should 
work together to ensure new tax credit 
developments accept relocating public 
housing residents. Yuba City can make this 
acceptance a condition of its assistance 
to new projects, and to further encourage 
acceptance, the Housing Authority could 
convert relocation vouchers to project-
based vouchers once the new Richland 
Housing community is constructed. 

Alternatively, the Housing Authority 
could place some public housing units in 
these new developments. If the Housing 
Authority is interested in continuing to 
own and manage 100 public housing units 
after the site is redeveloped, then project-
based vouchers are the best strategy. 

Coordinating Finance Options

New public housing development is 
not financed by HUD, but HUD will 
allow the Housing Authority to use HUD 
modernization/capital improvement money 
to help finance redevelopment. HUD will 
not require a buyout of any prior funding 
invested in the public housing units. 

To replace units, the Housing Authority 
will need to use typical affordable housing 
financing tools such as low income housing 
tax credits, Proposition 1C funding, HOME 
grants, Community Development Block 
Grants (CDBG) and their own resources.

The Housing Authority’s Annual Contribution 
Contracts (ACC) however may not amortize 
debt. When financing is assembled, 
the Housing Authority will have to use 
some of its own resources to fund new 
construction. This applies regardless of 
whether the Housing Authority develops 
this public housing themselves, encourages 
private developers to do so, or places 
ACC units in developments constructed 
by private developers. It is also regardless 
of whether HUD units are part of a larger 
development or if they stand alone.

HUD Senior Housing Options

The existing 14 senior public housing units at 
Richland Housing present a unique financing 
opportunity. They could be combined in 
a HUD Section 202 Supportive Housing 
for the Elderly Program to increase the 
overall size of the proposed senior housing 
development with the potential to receive 
a full HUD subsidy. Given Section 202’s 
new rules on mixed financing, the required 
subsidy should be reduced in comparison 
to other replacement housing options.
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Migrant Housing

The 79 migrant units at Richland Housing 
were not fully occupied during the summer 
of 2006. The Housing Authority might 
reduce the number of migrant units on 
the site, up to and including eliminating 
migrant housing units all together.

Based on recent review and analysis, the 
California Department of Housing and 
Community Development (HCD) will 
not allow an owner to move migrant 
housing units to another location. Moving 
units from one parcel to another may be 
acceptable within Richland Housing.

If migrant housing units could be 
reconfigured on the current site, HCD is 
unlikely to help fund the cost of moving 
buildings. However, the Housing Authority 
may be able to secure some HCD farm 
worker grant funding for this purpose.

USDA Rural Development (RD) Units

Fully half of the housing at Richland is farm 
labor units financed by the US Department 
of Agriculture’s Rural Development Program 
(RD). These 180 units were developed in 
three phases over a number of years and 
the newest units (Phase III) are about to 
undergo a substantial rehabilitation. 

RD has stated that the Housing Authority 
must rehabilitate Phase III, but making a 
substantial investment in improvements 
now will severely limit the Housing 
Authority’s ability to modify this 
development in the future. RD has funded 
all three phases of Richland Housing’s 
farm labor units for rehabilitation.

Potential for Loan Transfer

to New Project

RD’s farm labor units are financed primarily 
with RD’s Section 514 loans and Section 
516 grants. In addition, all units have a 
commitment of Rental Assistance that allows 
residents to pay 30 percent of their total 
income for housing costs. It is likely that RD 
would require repayment of outstanding 
principal if the units were abandoned. 

RDs Section 514 loan has a 50 year 
amortization, and its Section 516 grant 
carries a 50 year use restriction. If the 
Housing Authority were to purchase a new 
site or sites to relocate one or two farm 
labor housing phases, it is likely RD would 
allow the Housing Authority’s existing loan, 
grant and rental assistance commitments 
to be transferred to the new site. 
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Financial Resources/Assets

Land Value

Land is the most obvious financing resource. 
Even without improved infrastructure, 
Richland Housing’s land may be worth 
a minimum of $10,000 per door for 
new construction. At an average density 
of 10 units per acre, this translates to 
approximately $100,000 per acre. To the 
extent that the redevelopment plan achieves 
a desirable balance between rental housing, 
for-sale housing, affordable housing and 
market-rate housing, land value will increase 
for the market-rate for-sale homes.

As housing authorities across the county 
consider redevelopment of public housing 
sites, a benchmark ratio of 30 to 40 percent 
of the total new units are earmarked as 
affordable rental housing. This mix of 
market-rate and affordable housing should 
have no adverse impacts on the value of the 
land or the vitality of the new community. 

Land fronting Garden Highway should 
have a substantially higher value 
assuming some type of commercial 
development is entitled on the acreage. 

Util i ty Connections

The second most valuable asset is utility 
connections in existing homes. To the extent 
the City will allow credit against new fees 
on new housing units, these fee credits 
could be worth as much as $30,000 to 
$40,000 for each existing unit demolished.

Yuba City Affordable Housing Set-

Aside

Text here

Redevelopment Tax Increment 

Financing

Yuba City could go through the process 
of designating Richland Housing as 
a redevelopment area with its own 
redevelopment agency. Property tax 
values on the tax roll at the time of 
the redevelopment area’s formation 
become a property tax base for 
redevelopment funding purposes. 

A redevelopment agency improves 
economic, environmental, social and 
structural conditions in a blighted area. 
While the agency works to revitalize the 
area, property values will presumably 

increase. As values increase, a portion 
of the value in excess of the base year 
value becomes the incremental assessed 
value, or tax increment revenue. 

These tax increment funds do not enter 
the general fund and are set aside to 
specifically fund a redevelopment 
agency’s rehabilitation activities. 

Redevelopment agencies are required by 
law to designate and spend at least 20 
percent of their tax increment funds on 
low- and moderate-income housing.

The State of California sets firm restrictions 
on what a redevelopment agency may and 
may not tax increment funds on. It also 
establishes public reporting requirements 
and other public accountability measures.

Financial Liabilities

Relocation Costs

Relocation has been discussed in detail 
in this chapter; costs are considerable. 
Temporary relocation for public housing 
tenants should not exceed $4,000 per 
household. These funds help families find 
suitable housing and cover moving expenses. 
Rental subsidies for other temporary 
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relocation could add $400 to $500 the above 
figure. If temporary relocation becomes 
permanent, the subsidy must be continued 
for 42 months, which may total as much 
as $20,000 in addition to moving costs.

Replacement Subsidy Costs

The second source of liability is the subsidy 
required to replace existing units. As stated 
earlier, HUD will not allow units funded 
with ACC to amortize debt. Assuming 
conventional debt represents 20 percent 
of the cost of new affordable housing, 
this subsidy requirement could be as 
much as $50,000 per replacement unit. 

It is likely RD will require suitable alternate 
sites are contributed to replacement projects 
for their relocated units. This subsidy 

would approach $10,000 per unit.

Maintaining Uti l i ty Service During 

Redevelopment

The third liability is the cost of maintaining 
utility services for remaining homes while 
new utility infrastructure is developed 
and installed. This cost cannot be 
quantified as it is not clear what kinds 
of utility disruptions will occur during 
demolition and reconstruction.

In summary, the Housing Authority 
should realize more from the sale of the 
land than the project costs will require 
in future subsidy, but not by a great 
amount. When the costs of planning and 
staff time invested in the redevelopment 
process are added, it is likely that the 
project’s overall costs will balance. 

Phasing

Phase 1

Build extension of McKeehan 
Drive to Garden Highway. Provide 
new utility connections.

Relocate existing HUD tenants.

Demolish five HUD duplexes 
on Garden Highway.

Build a new Percy Avenue entry road; 
extend around remainder of existing 
park to connect with existing roads. 

1.

2.

3.

4.

Phase 1 development.

Phase 2 development.
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Provide new utilities under new roads.

Build Catalyst Project mixed use building 
at project entry, including retail and 
office with senior housing above.

Phase 2

Relocate HUD and RD3 tenants.

Demolish HUD senior apartments 
and one RD3 building.

Extend new Main Street road 
to McKeehan Drive.

Build or sell new mixed use pads 
along Garden Highway.

Build new park fronting Garden Highway

Build 38 new Lane Cottages.

Phase 3

Relocate RD and Migrant 
Housing tenants.

Demolish RD2 buildings.

Demolish four RD3 buildings.

Demolish Hans Miller 
Community Center Building.

Demolish maintenance 
buildings near water tower. 

5.

1.

2.

3.

4.

5.

6.

1.

2.

3.

4.

5.

Demolish existing Preschool building.

Demolish two Migrant Housing buildings.

Build new roundabout at water tower. 

Extend new Main Street 
road to water tower. 

Build new McKeehan 
Drive to water tower. 

Build new park at end of 
Percy Avenue axis.

Build new multifamily buildings 
around RD Phase III townhomes.

Build new apartments at RD Phase III 
courtyards, including accessible units.

Improve courtyards and provide new 
parking at existing RD Phase III area.

Build new Community Center building.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

Phase 4 development.

Phase 3 development.



RICHLAND HOUSING MASTER PLAN  •  57 

CHAPTER FIVE  • IMPLEMENTATION

Phase 4

Relocate all remaining HUD tenants.

Relocate Housing Authority offices.

Relocate existing health clinic.

Demolish existing buildings.

Extend new Main Street road to southeast 
property and future “Edge Road.”

Build new road network as shown.

Build new park.

Build new single family homes.

Build new Migrant Housing apartments 
along south property line.

Build new mixed use building 

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

along Garden Highway.

Phase 5

Demolish existing migrant housing units.

Build new “Edge Road” as extension 
of existing James Road.

Build new road network at location 
of existing Migrant Housing units.

Build new park.

1.

2.

3.

4.

Phase 5 development.

Phase 6 development.
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Infrastructure Phasing

Stormwater Piping

Phase 1 Stormwater Phase 2 Stormwater Phase 3 Stormwater

Phase 4 Stormwater Phase 5 Stormwater Phase 6 Stormater
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Phase 1 Sanitary Sewer Phase 2 Sanitary Sewer Phase 3 Sanitary Sewer

Phase 4 Sanitary Sewer Phase 5 Sanitary Sewer Phase 6 Sanitary Sewer

Sanitary Sewer
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Phase 1 Water Phase 2 Water Phase 3 Water

Phase 4 Water Phase 5 Water Phase 6 Water

Water
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Dry Utilities
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Build new single family homes 
along Main Street road.

Build new Main Street Bungalows.

Build new Lane Cottages at location 
of existing Migrant Housing units.

Phase 6

Demolish existing RD1 buildings.

Build new roads at location of 
existing RD1 buildings.

Build new park.

Build new Lane Cottages.

Build new single family Trail View 
homes at east edge of property.

Relocation

Relocation of current Richland Housing 
residents will be required during certain 
phases of the community’s redevelopment. 
The design team recommends the 
Housing Authority contract the services 
of a relocation consultant to help manage 
resident relocation logistics, coordination 
and costs over the long term.

5.

6.

7.

1.

2.

3.

4.

5.

Section 8 Vouchers and Voucher 

Conversion

HUD supports new development concepts 
where public housing units comprise 
a portion of the total units in a new 
development. HUD believes this mix 
of low income and market-rate homes 
in a community helps to achieve a de-
concentration of public housing and 
promotes diversity within neighborhoods. 

Current Richland Housing residents will 
receive HUD Section 8 vouchers to help 
cover the costs of alternate housing. 

Relocation costs to the Housing 
Authority will include current Richland 
Housing residents’ moving costs and 
the costs associated with helping 
current Richland Housing residents 
find suitable alternate housing. 

When replacement housing is built, 
HUD will allow Section 8 relocation 
vouchers to convert back into public 
housing contracts either at the new 
Richland Housing community site or 
at other location(s) in Yuba City.

Housing for Migrant Workers

The Housing Authority may have some 
relocation cost obligations toward 
seasonal migrant workers if insufficient 
units are available after migrant 
center units had been reduced. 

Housing Authority Resident 

Relocation Costs

RD will not provide any relocation assistance 
to current residents; if the Housing Authority 
demolishes occupied units in Richland 
Housing without offering replacement 
housing, they will be responsible for paying 
residents’ costs for permanent relocation. 

As with public housing, the Housing 
Authority will be responsible for identifying 
alternate housing and paying the moving 
costs for each relocated family.

Helping families find temporary relocation 
should not exceed $4,000 per household; 
this includes moving expenses. For other 
temporary relocation, it is advisable 
to add an additional $400 to $500 per 
month for rental subsidy to the above 
figure. If a family’s temporary relocation 
becomes permanent, this relocation 
subsidy must be paid for 42 months, 
which could total as much as $20,000 
in addition to a family’s moving costs.
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I n  C l o s i n g

Focus on Success

Despite the logistical challenges of funding 
and organizing such a publicly funded 
project, the Sutter County Housing Authority 
has acted in concert with several state and 
federal agencies to envision a renewed and 
integrated Richland Housing community. 

Over decades, the Richland Housing 
community has grown more isolated 
as a wide range of assistance programs 
engaged to support the community 
but did so with little coordination 
and widely disparate approaches.

This Master Plan has the potential to 
create considerable positive economic 
and cultural momentum at this location 
in Yuba City, revitalizing not only the 
interior of a small community, but the 
surrounding businesses, real estate 
market and industrial centers as well.

Working Together

Project stakeholders and Yuba City’s residents 
alike are uniformly enthusiastic about the 
possibility of community rehabilitation and 
renewal at RIchland Housing. No opposition 
to the project has been presented and the 
Housing Authority is already coordinating 
potential funding efforts with Yuba City.

Looking Forward

Responding to a unique set of opportunities 
and challenges, a clear set of Master Plan 
Principles focussed development efforts 
for the design team. This Master Plan 
crystallizes the Housing Authority’s vision 
for a vibrant and diverse community 
by setting out concrete land planning, 
architectural design, and funding scenarios 
for the new Richland Housing community.




