Appendix D2
MTP2035 IL.and Use Allocation

Development of the Land Use Allocation

The 2035 land use allocation was developed over two years (2005-2007) in cooperation with
local jurisdictions. In 2005, a regional growth forecast of employment, population and households
was developed for the SACOG region by Stephen Levy of the Center for the Continuing Study of
the California Economy (CCSCE). The SACOG Board of Directors adopted this regional forecast
for use in developing the land use allocation of the MTP 2035. The forecast consisted of a
projected economic growth rate that was tied to a demographic forecast, which was then tied to a
forecast of the number of new housing units that will be needed throughout the region through
2035. 'The adopted forecast closely matches the 2035 projections released by the California
Department of Finance in mid 2007.

In working with local jurisdictions to develop their individual allocations, SACOG staff
requested the following information:

e Housing permit data collected from each jurisdiction to estimate existing conditions and
identify a recent growth rate for each jurisdiction.

e Employment data to estimate existing conditions (These data were generally only
available for major employers and public agencies. They were compiled with a third-
party data set which provided employment estimates for the rest of the region).

e Development activity information from each jurisdiction, including at a minimum,
information on major projects (usually general plans and specific plans). When
applicable, habitat/natural resource constraints and infrastructure constraint factors such
as flood control, water supply, road capacity, and sewer capacity were also considered in
development of the land use allocation. This information was generally provided at the
sub-jurisdictional level. In some cases, jurisdictions were able to provide parcel-by-
parcel development activity information. In other cases, estimates of capacity were
provided by sub-jurisdictional geographies (e.g. specific plan areas, community plan
areas).

SACOG staff used this information to allocate the employment, population and housing growth
to specific geographic locations. ILocal jurisdictions were asked to comment on draft allocations
during the development of the 2035 land use allocation.

Regional Growth Patterns

Growth rates and patterns within an area are influenced by various local, regional, and national
forces that reflect ongoing social, economic, and technological changes. Ultimately, the amount and
location of population growth and economic development that occurs within a specific area is
regulated by city and county governments through zoning, land use plans and policies, and decisions
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regarding development applications. Local government and other regional, state, and federal
agencies also make decisions regarding the provision of infrastructure (e.g., transportation facilities,
water facilities, sewage facilities) and protection of natural resources that may influence growth rates
and the location of future development.

The 28 jurisdictions in the Sacramento Region are at various stages of updating or augmenting
their local land use plans. Since the adoption of the Blueprint Vision by the SACOG Board of
Directors in December 2004, a number of jurisdictions in the region have begun implementing the
Blueprint smart growth principles into their planning processes. The general plan and specific plan
development activities occurring in the region by the local jurisdictions are reflected in the 2035 land
use assumptions that accompany the population, housing and employment forecasts for the MTP
2035. These plans fall within one of four categories:

e Recently adopted general plans (within the past 5 years): El Dorado County, the City of
Elk Grove, the City of Rancho Cordova, and the City of Yuba City.

e Undergoing general plan updates (present): City of Galt, the City of Lincoln, City of Live
Oak, City of Sacramento, Sacramento County, City of Wheatland, City of Woodland,
Yolo County, Yuba County, and City of West Sacramento.

e Not updating their general plans but are currently developing area-specific land use
plans: City of Citrus Heights, City of Davis, City of Roseville, City of Rocklin, Placer
County, City of Placerville, City of Folsom, City of Isleton, and Sutter County.

e Not currently updating general plans or community-level land use plans: City of Auburn,
City of Colfax, Town of Loomis, City of Winters, and City of Marysville.

In developing the MTP 2035 land use allocation, SACOG worked with each of the local
jurisdictions to develop a growth forecast and accompanying land use allocation that reflects each of
their Blueprint implementation efforts. At the same time, the MTP 2035 land use assumptions must
reflect the growth pattern that is most likely to occur, based on the best information available (93
C.FR. § 93.122). The resulting growth patterns are a combination of local policies, many of which
reflect or are influenced by Blueprint principles, and market forces leavened by issues such as
flooding and habitat conservation.

In contrast to the growth projections used for the 2006 MTP, the adopted land use and
accompanying housing and employment projections for the MTP 2035 show considerable changes
from the traditional approach to development. With many smart growth principles now
incorporated, the focus of regional and local land use planning has shifted to more compact
development with higher employment and housing densities (Figure 1). However, while more of
the projected growth occurs in the central core and inner suburbs, a growth pattern which is
generally consistent with the Blueprint principles, some outlying communities will experience faster
growth that previously projected.
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Figure 1: Comparison of New Housing Stock
(Percent Small Lot Single-Family & Attached Housing vs. 1arge
Lot Single-Family Housing®)

B Small Lot/Attached O Large Lot

2050 Base Case Scenario

2050 Preferred Scenario

2035 MTP Projections

2004-06 Built Units

2007 Units for Sale/Under
Construction

0% 20% 40% 60% 80% 100%

Source: SACOG, 2007

*“Small Lot/ Attached” consists of detached single-family homes on small lots (densities of 8 dwelling
units per net acre ot higher) and all attached homes (townhouse/rowhouse, condominiums, apartments,
mixed-use housing). “Large Lot” includes all other single family homes (densities of less than 8 dwelling

units per net acre, including rural residential dwellings).

SUMMARY BY JURISDICTION

El Dorado County

El Dorado County is historically a rural county, spanning from foothills in the west to
mountainous terrain in the east. Development patterns in El Dorado County are primarily very low
density and rural, though relatively higher density housing and employment is clustered in and
around the City of Placerville and the many unincorporated communities along U.S. Highway 50
and State Routes 49 and 193. Since the late 1990s, the western portion of the El Dorado County
has urbanized with suburban housing and commercial developments. The recipients of this
development — the unincorporated communities of El Dorado Hills and Cameron Park — are
expected to become the primary population and job centers of the County by 2035.

Placerville

Land development in the City of Placerville is severely limited by topography, as the city is
located in a narrow valley surrounded by steep hills. In the past several years, new development has
occurred on individual infill sites, resulting in a slow growth rate for the city. As the county seat and
a major stop along the tourist routes into the Sierra Nevada foothills and mountains, Placerville has
also maintained a strong jobs base.
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Growth projections through 2035 reflect continued infill of the city’s vacant and underutilized
parcels. Recent planning efforts have already led to this type of development in Placerville’s historic
downtown. A subsequent planning effort, the Placerville Drive Development Plan, will focus on a
reuse and revitalization strategy for the city’s western gateway. The city’s strong jobs-housing ratio
is expected to move towards a better balance of jobs-to-housing. Moderate growth in both jobs and
housing will occur steadily through the time period, though Placerville will shrink slightly as a share
of the region’s employment due in part to a diminishing inventory of developable sites and the fast
housing and jobs growth occurring in the western end of El Dorado County.

El Dorado (Unincorporated County)

Residential development is concentrated in the western half of the county and historically has
been rural in nature. Commercial development is generally located along U.S. Highway 50 and State
Routes 49 and 193. In recent years, robust suburban residential and employment growth has
occurred at the county’s western edge, in the communities of El Dorado Hills and Cameron Park. A
new El Dorado Hills Business Park south of Highway 50 and just east of the El Dorado-Sacramento
County border has begun generating some job growth outside of the traditional jobs center in the
city of Placerville. El Dorado County’s recently updated General Plan (2004) focuses the highest
concentrations of housing and employment growth in these western communities while designating
the rest of the unincorporated area for rural development and agriculture.

Historically, El Dorado County has maintained a low ratio of jobs-to-housing units. The MTP
growth projections, however, anticipate that jobs-led growth will continue in the El Dorado Hills
and Cameron Park areas. The jobs-housing balance in El Dorado Hills will improve as more jobs
are added to the existing housing base. Apart from some commercial and industrial growth along
U.S. Highway 50, El Dorado Hills will emerge as the county’s main jobs center, increasing its share
of regional employment. Housing growth is likely to be fastest in the first half of the MTP planning
period due to the build-out of entitled specific plans. Once those areas have built out, most new
housing growth will occur in more remote areas of the county, but at a slower rate due to a lack of
adequate development infrastructure in these areas.

Placer County

Placer County is predominantly rural and much of the eastern half of the county is under federal
ownership. The majority of the population and urban development is located in the western half of
the county, concentrated primarily in and around the fast-growing cities of Roseville, Rocklin and
Lincoln. This growth trend is projected to continue through 2035: 80 percent of the county’s new
development will occur in Lincoln, Roseville, and southwest unincorporated Placer County. This
projected growth is, in part, the impetus behind the development of the Placer County Conservation
Plan, which is intended to address the impacts of new growth on habitat lands. Although the
majority of growth will occur through development of greenfield lands in and adjacent to existing
city limits, all Placer cities by their downtown revitalization strategies and are expected to see the
beginnings of infill and reinvestment in downtowns and older transportation corridors.
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Auburn

Auburn has experienced a slow pace of growth over the past fifteen years. Development
opportunities within the city are limited to a topographically constrained greenfield site south of
Interstate 80, scattered infill parcels, and redevelopment in the city’s redevelopment district. Auburn
has historically maintained a strong balance of jobs to housing, due in part to its role as the county
seat, a shopping and service destination for the surrounding rural areas, and as a stop along heavily-
traveled tourist routes to the Sierra Nevada foothills and mountains.

Auburn is expected to experience slow growth through the MTP planning period. Projected
growth will occur through infill and redevelopment within the existing city limits. Though it covers
a large area, Auburn’s sphere of influence (SOI) similarly has few large development parcels outside
of the redevelopment potential along the Highway 49 corridor (north of the city limits). Given the
nature of existing development in the Auburn area, large, capacity-adding annexations are not
projected to occur. Although the ratio of jobs-to-housing units is expected to remain jobs-heavy,
the city’s share of regional employment and housing will diminish slightly by 2035 due to the
relatively small growth potential of the city.

Colfax

Land development in Colfax is constrained by the city’s topography and in recent years by its
waste water treatment plant, which had reached capacity. For this reason, development has been
restricted to a few housing units per year for the past several years. Colfax has historically
maintained a strong jobs-housing balance, supported by tourism and surrounding rural populations.

Through 2035, Colfax is anticipated to grow slowly, slightly decreasing its share of the region’s
growth. New development is likely to be small-scale and a significant amount of it concentrated in
and around the Interstate 80 and Highway 174 corridors. The historic downtown is also expected to
see some infill growth, as the city’s long-range planning efforts are focused on downtown
revitalization and economic development.

Lincoln

The City of Lincoln has been one of the fastest growing cities in the Sacramento region for
several years, more than tripling its population in the past seven years. The majority of the growth
has been residential development in a few large specific plan areas, though commercial development
has accelerated in the last three to four years.

Lincoln is expected to continue robust growth through 2035. In the early years of the MTP
planning period, the current city limits are expected to substantially build out. A small percentage of
the city’s growth will occur through continued small-scale infill and redevelopment in the downtown
throughout the 30-years. Annexations are anticipated to occur throughout the planning period, with
areas closest to the existing city limits (and within the existing SOI) annexing first, followed by lands
further out. Lincoln is anticipated to experience strong job growth into the future as it merges with
the growing southwest Placer jobs center along the Highway 65 corridor. The city grows in its share
of the region’s employment and housing by the end of the planning period.

Lincoln is nearing completion of a general plan update that will look out to 2050. The general
plan will accommodate a major expansion of the population and city limits, which is reflected in the
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growth projected in the MTP planning period. The general plan organizes new growth into
“villages.” There are seven villages, each containing a mixture of land uses and densities designed to
implement smart growth principles and also recognize the environmental and physical constraints of
each village area. Large commercial, industrial and employment uses are planned for the areas along
the future Highway 65 bypass. Throughout the expansion areas of the city (east and west), a
minimum of 45 percent of the land area will be dedicated open space and parklands. As a
participant in the Placer County Conservation Plan, Lincoln will negotiate with Placer County and
federal and state resource agencies over those lands that must be preserved within its future city
limits/sphere of influence.

Loomis

The Town of Loomis is a small, rural community that has experienced very little growth in the
past seven years despite its location in the fast-growing southwestern region of Placer County.
Loomis’ general plan aims to maintain the town’s rural character overall, while the Town Center
Master Plan supports a small amount of infill and redevelopment in the downtown area.

Loomis” modest growth is projected to occur steadily over the MTP planning period. With no
plans for expansion, the town’s residential growth is limited to development of the remaining vacant
rural residential lands, and minimal redevelopment and infill in its downtown. Employment growth
will be concentrated along the Interstate 80 corridor and in the downtown. The town’s strong
existing jobs-housing balance is expected to be maintained through 2035.

Rocklin

The City of Rocklin is surrounded on all sides by the cities of Lincoln and Roseville, the Town
of Loomis, and the Roseville SOI. Residential development peaked in 2004 and has tapered
significantly as only two new growth areas remain in the northern area of the city. In conjunction
with its General Plan Update (in progress), the city is developing a Downtown Rocklin Plan that will
provide significant capacity for residential and employment growth in the downtown area. This
capacity will be added through small-scale infill and redevelopment and, therefore, is expected to be
implemented slowly over the MTP planning period. As in the rest of southwest Placer County,
Rocklin has experienced consistent employment growth over the past several years. This trend is
expected to continue given the rise of Rocklin and Roseville as a regional jobs center.

Over the MTP planning period, Rocklin’s share of the region’s employment increases slightly,
most of it concentrated in the Highway 65 and Interstate 80 corridors. The city’s jobs-to-housing
ratio also increases. Though residential growth continues through 2035, the city is expected to
diminish slightly in its regional share of housing because of the capacity reasons cited above.

Roseville

Roseville sits at the heart of the southwest Placer employment center. In the past several years,
the city experienced significant housing growth that did not keep up with employment growth.
Employment uses have been concentrated in the areas around Interstate 80 and Highway 65. While
residential uses surround these areas, the majority of the city’s housing is located west of the
Interstate 80/Highway 65 corridors.
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Jobs growth is expected to outpace housing growth through 2035 and Roseville’s share of
regional employment is expected to increase over time. However, strong housing growth is also
expected, with the city increasing its ratio of housing to jobs by 2035. Most housing growth in the
early years of the planning period will occur within the existing city limits, through the building-out
of approved specific plans. Through the latter half of the planning period, the city is expected to
annex its western SOI, where a Memorandum of Understanding between Roseville and Placer
County allows Roseville to lead urban development of the area. Development in this area will be
primarily residential, though commercial growth will serve the residents of both Roseville and the
surrounding southwest Placer developments. Redevelopment and infill, both mixed-use and
residential, are anticipated to occur later in the planning period, focused on the city’s older
commercial and redevelopment corridors. The Riverside Gateway Specific Plan (adopted 2000) is
the first corridor redevelopment plan adopted by the city and a second corridor plan is underway for
the Downtown Vernon Street and Historic Old Town Areas.

Unincorporated Placer

Historically, development in unincorporated Placer County was concentrated in rural
communities, the majority of which are clustered along the Interstate 80 corridor. The employment
boom in Roseville and Rocklin has contributed to the housing development boom in the rest of
southwest Placer County. In addition to continued development in the unincorporated Granite Bay
community, new development has been approved east of Lincoln and north of Auburn. In the past
decade, several development proposals have been filed with the county for urban-levels of
development in the southwestern portion of the County (primarily south of Lincoln and west of
Roseville). The county recently approved the Placer Vineyards Specific Plan for the area west of
Roseville and the Dry Creek community. Placer County is also processing two other specific plans
for the southwest Placer region, both of which would allow significant residential and employment
growth, as well as two new universities.

By 2035, the strong job growth projected for the Roseville/Rocklin and McClellan Park (in
northern Sacramento County) jobs centers will be balanced by a high level of housing growth in
southwest unincorporated Placer County. A significant amount of this new housing will be built at
higher densities than housing developments of the past ten to fifteen years. These developments are
expected to increase the unincorporated county’s regional share of employment and housing. While
some rural residential development will continue to occur in the foothill communities, the
concentration of the unincorporated population will shift away from the eastern foothills towards
the southwest valley areas.

Sacramento County

Sacramento County is projected to maintain is position as the most populous and urbanized
county in the MTP Planning Area by 2035. The county is projected to lose some of its regional
share of growth by 2035 — from 68% of employees today to 63% in 2035 and from 63% of housing
today to 60% in 2035 — yet this decrease is smaller than the loss projected by past forecasts.
Sacramento County will have the highest population and housing densities in the region due to infill
and redevelopment strategies in the cities of Sacramento, Rancho Cordova, Citrus Heights and the
unincorporated county. New growth is projected to occur within and contiguous to the urban core.
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Those jurisdictions gaining the largest increase in market shares of housing and jobs — Rancho
Cordova and Elk Grove, respectively — are located in Sacramento County.

Citrus Heights

Citrus Heights has limited growth opportunities in the near term as the city is virtually built out.
The city will use specific plans (Auburn Boulevard Specific Plan, approved, and Sunrise Market
Visioning Project, in process) to facilitate redevelopment and infill along important commercial
corridors. This type of development is expected to occur in the latter half of the planning period
because market forces are still weak in the near term to support corridor mixed-use development in
Citrus Heights.

The city’s share of regional growth increases slightly by 2035. Employment in the city is
projected to grow slightly faster than residential, with the effect of slightly improving the city’s
balance of jobs to houses by 2035.

Elk Grove

While virtually all development in Elk Grove had been residential in the past several years, the
city is projected to capture a greater share of the region’s employment over the MTP planning
period. The city has begun to see some of this employment growth in the recent arrivals and
expansions of a number of medical facilities. The city’s historically low ratio of jobs-to-housing is
expected to improve as the city’s employment growth catches up to its rapid residential growth by
the latter half of the MTP planning period. Most of Elk Grove west of Highway 99 is very recent
development, while historic Elk Grove, the old town and rural neighborhoods, are on the east side
of Highway 99. Existing neighborhoods and subdivisions on both sides of Highway 99 are expected
to build out before the end of the MTP planning period. Much of the city’s growth will occur in the
Laguna Ridge Specific Plan area (adopted) and the Southeast Planning Area (specific plan under
development).

Folsom

Folsom’s rapid growth in the last several years was a balance of employment and housing
growth. The city is home to several major employers and, along with the rest of the region, has
experienced robust residential growth in the past several years.

Folsom is projected to see a steady growth rate in jobs and housing through 2035, slightly
increasing its share of regional employment and housing. Within the current city limits, remaining
growth areas are expected to build out according to approved specific plans. A small amount of
redevelopment is projected to occur in the city’s redevelopment area. Some redevelopment activity
has begun to occur in the old town portion of the redevelopment area, where the city has initiated
planning and infrastructure investments and private development has begun.

A significant share of Folsom’s new growth is expected to occur through annexation and
development of its SOI, located south of Highway 50. The city has begun preliminary planning for
the SOI area, which is projected to hold, at build-out, up to 14,000 new housing units and several
thousand new jobs. The preliminary land plan and city policy direction indicate that the new
community is expected to contain higher-density housing than the exiting city.

March 20, 2008 DRAFT FINAL METROPOLITAN TRANSPORTATION PLAN D2-8



Galr

The City of Galt is centered on Highway 99 at the southern edge of Sacramento County. In the
past several years, the city has experienced moderate housing and employment growth, though the
city maintains a low ratio of jobs-to-housing.

Balanced, moderate jobs and housing growth is projected to occur throughout the MTP
planning period, slightly improving the city’s jobs-housing ratio. About half of the city’s growth is
expected to occur through annexation of greenfield areas in the city’s eastern SOI (the western SOI
is substantially developed with existing rural residential lots), and north of the current city limits
along Highway 99. The other half of Galt’s growth is expected to occur through greenfield and infill
development within the existing city limits.

Galt’s draft general plan (update in progress) supportts this development pattern by focusing new
employment uses along Highway 99, within and north of the existing city limits. Residential growth
is focused east of Highway 99, within and east of the existing city limits.

Isleton

Despite a negative growth rate over the past few years, Isleton will see moderate development
occurring through 2035. The city will still remain small in its share of regional growth, with a
minimal job-base due to its small population and remote location in the Sacramento River delta.
The bulk of Isleton’s growth will occur through both the city’s redevelopment district and
annexation of new lands.

Rancho Cordova

Rancho Cordova emerged as a regional job center over the past twenty years, with a high ratio of
jobs-to-housing units. During that time, housing development did not keep up with employment
growth. The new city recently completed its first general plan, which places heavy emphasis on
improving jobs-housing balance within the city. In support of this goal, several specific plans are
adopted or under development with the aim of providing housing for the existing and projected
workers in Rancho Cordova.

While Rancho Cordova is expected to maintain its share of the region’s employment, it will
double its share of the region’s housing by 2035, bringing its high jobs-to-housing ratio toward
balance. The majority of new housing growth will occur east of Sunrise Boulevard and south of
Highway 50 while most of the future employment will be located on the west side of Sunrise
Boulevard. The new growth area east of Sunrise Boulevard is comprised of several specific plans,
which account for around 70% of the city’s 30-year housing growth. Smaller-scale residential
development will occur in the rest of the city through build out of existing subdivisions and infill. In
addition, the city general plan and Folsom Boulevard Visioning Process aim to transition auto-
oriented Folsom Boulevard into a mixed-use corridor. Redevelopment along Folsom Boulevard is
expected to occur by the latter half of the planning period.

Sacramento

The City of Sacramento is centrally located in Sacramento County and is the largest city in the
SACOG region. In the past several years, the majority of the city’s employment and residential
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growth occurred in the North Natomas community, the city’s newest growth area. At the same
time, the downtown area and surrounding neighborhoods have also seen significant revitalization in
the form of infill and redevelopment, much of it in mixed-use format. South and east of downtown,
infill development has also occurred, albeit on a smaller scale.

Sacramento is anticipated to maintain its position as the largest city in the SACOG region
through 2035. Residential growth is expected to slightly outpace employment growth, moving the
city’s jobs-to-housing ratio towards balance. Though most new growth during the first half of the
MTP planning period will occur through development in the city’s new growth areas (particularly
build-out of North Natomas), a substantial minority of new housing and employment will also occur
through infill and redevelopment. Such development is already taking place in the city and has
increased over the past five years.

The city is in the midst of a general plan update that aims to accommodate substantial
population growth. The draft general plan identified opportunity areas throughout the city for
significant changes in land use and increased densities. New housing and jobs will be distributed
among activity centers of various sizes (neighborhood, sub-regional, and regional), transportation
corridors, and new growth areas. The draft general plan promotes mixed-use development at
existing and proposed light rail stations and along commercial and transit corridors.

A regional center that encompasses the current downtown, the Union Pacific Railyards
redevelopment site, and the Richards Boulevard Area, is one of the primary hubs for new housing
and employment. This regional center will double the size of the current downtown and add
significant new housing that will provide a better jobs-housing ratio within the regional jobs center.
Smaller sub-regional centers are also planned for the north and south areas of the Sacramento.
Similar to the regional center, these centers will act as higher density, mixed-use centers, but at a
smaller scale. In the north, new and expanded employment centers are planned for the I-5 corridor
in Natomas, the Robla area west of McClellan Park, and the southern portion of the Natomas
“Panhandle.” New housing will also be accommodated through build-out of the North Natomas
Community Plan and annexation of lands north of the existing city limits (Greenbriar, Panhandle,
and the Natomas Joint Vision Study Area). In the south, one of the last new growth areas within
the city limits, Delta Shores, is planned for a balanced mix of jobs and housing of all types. The
southeast section of the city is targeted for industrial uses. Many of the commercial corridors and
transit station areas targeted for growth are also located in the south area of the city.

Unincorporated Sacramento

Unincorporated Sacramento County is the most urbanized of the unincorporated counties in the
Sacramento Region. The majority of its population resides within the Urban Policy Area, a policy
line delineates the areas currently available for urban development. Employment and commercial
uses are also concentrated in this area, primarily along the many transportation corridors that
traverse the county. Much of Sacramento County’s recent development activity is occurring in the
new growth communities of the Vineyards, Antelope, and Elverta.

By 2035 unincorporated Sacramento County will continue to be the most urbanized county in
the region. The county is undergoing an update of its general plan that would allow significant
growth within both the existing urban area and an expanded Urban Policy Area. The general plan
update is slated to contain four growth management strategies to accommodate this population and
employment growth: (1) Commercial Corridors: The new general plan will set the policy framework
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for specific plans for thirteen major transportation and commercial corridors. Corridor revitalization
strategies will entail adding housing and additional commercial to corridors; (2) New Growth Areas:
some of the new growth will be accommodated by expanding the Urban Policy Area; (3) Infill
parcels in existing neighborhoods: these are expected to develop according to existing zoning; and
(4) Planned Communities: six communities in the unincorporated county have or will have adopted
specific plans. These communities are expected to build out according to their specific plans. While
these growth management strategies are new additions to the general plan, they reflect the county’s
current priorities and policies for new growth.

Within the existing urban core, new growth will occur through limited infill and redevelopment
in targeted commercial transportation corridors. The county has begun specific plans for three of
the thirteen commercial corridors that are candidates for new development. These corridors —
North Watt, Florin Road, and Fair Oaks Boulevard (Carmichael) — are planned to have the most
residential and employment capacity of the thirteen corridors. This growth potential is expected to
be achieved in the latter half of the MTP planning period.

Most of the county’s designated new growth areas are south of U.S. Highway 50 and within the
Urban Services Boundary — a policy boundary that marks the ultimate extent of urban development
in the unincorporated county. These areas include the Vineyard Community Area — where several
specific plans are either approved and under construction or are near approval — the Jackson
Highway Corridor, and portions of the Aerojet property. With the exception of the Vineyards area,
these new growth areas represent an expansion of the county’s Urban Policy Area. Outside of the
Urban Services Boundary, very little growth is projected to occur and only within existing rural
communities.

Sutter County

Sutter County is predominantly a rural, agricultural county. The two cities and unincorporated
county coordinate planning so that urban growth is directed to the cities and/or their spheres of
influence. A recent exception to this is the Measure M area in southern unincorporated Sutter
County. Growth through 2035 reflects the development of a new community in this area, as well as
continued, balanced growth in Live Oak and Yuba City.

Live Oak

Development in Live Oak is primarily suburban- and rural-style housing development with
small-scale employment and commercial uses along Highway 99. Consistent with most of the
greater Sacramento areas housing trend, Live Oak has grown substantially over the last five years.
The type of homes being built in the city continue to be predominantly traditional single-family
homes in subdivisions, though the city has recently seen the emergence of small-lot single family and
town home development. The city’s general plan update (in-process) aims to maintain the small-
town character of Live Oak, promote a balance of jobs, housing and services, and revitalize the
existing downtown area. The city’s relatively fast, housing-led growth is expected to continue
through 2035. More than 50 percent of new growth is expected to occur within current city limits
and the balance through annexation of sphere of influence lands. Employment growth is projected
to follow, but not outpace, housing growth.
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Yuba City

As the county seat, Yuba City functions as the trading and service center for the surrounding
agricultural area and maintains a solid balance of jobs and housing. Moderate, balanced growth is
anticipated for Yuba City through 2035. Development is expected to occur primarily through build-
out of the current city limits and annexation of lands in the sphere of influence. The city’s recently
adopted general plan acknowledges and plans for future growth to occur primarily through village-
style development of its sphere of influence. As part of general plan implementation, the city is
processing two specific plans for areas within its southern sphere of influence. In keeping with this
and past development trends, much of Yuba City’s growth through 2035 will occur through
greenfield development. A small percentage of the city’s growth is anticipated to occur through
redevelopment in Yuba City’s downtown, supported by the Central City Specific Plan.

Unincorporated Sutter

Development activity in unincorporated Sutter County has historically been focused in the
spheres of influence of Live Oak and Yuba City. The county’s inability to provide development
infrastructure and agricultural preservation are the primary reasons. However, 20 percent of the
housing growth through 2035 (for both cities and the unincorporated county) is expected to occur
along the U.S. Highway 99/70 cortidor in the unincorporated county near the Sacramento County
line.

In 2004, Sutter County citizens voted on an advisory ballot measure related to development of
this area. Measure M, as it is known, was approved by 59% of Sutter County voters, and provided
the Sutter Board of Supervisors with an indication of how the citizens of Sutter County felt about
the types and level of development in the area of the South Sutter County Industrial Area. The
approved measure indicated that a mix of residential, industrial and commercial uses would be
acceptable development in the area, which was formerly zoned exclusively for industrial use. A
development proposal was subsequently submitted for the Sutter Pointe Specific Plan. The
development of this new community represents virtually all of the urban growth that occurs in the
unincorporated county through 2035. Little growth is anticipated to occur in the remainder of
Sutter County, where inadequate infrastructure, flood risk, and county agricultural preservation
policies will continue to restrict development.

Yolo County

Yolo County and its cities operate under an agriculture preservation policy that directs urban
development into existing cities and towns. The cities of Davis, Woodland and West Sacramento
have received most of this growth. For this reason, development is relatively compact compared to
other jurisdictions in the region. Growth projected through 2035 reflects moderate, balanced
growth in Winters, Woodland, and Davis, and slower balanced growth in unincorporated Yolo
County. Significant growth is expected in West Sacramento, which is adjacent to downtown
Sacramento. Housing and population will remain concentrated in the incorporated cities.

Davis

Davis maintains a cap on the number of housing units permitted per year, and a recent ballot
measure (Measure J) requires voter approval for proposed changes to agricultural general plan
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designations, which applies to virtually all lands within the city’s sphere of influence. These growth
restrictions are reflected in the city’s slow growth rate during the MTP planning period.

Through 2035, Davis is projected to reduce its share of regional employment and housing.
More than 80 percent of the city’s growth is expected to occur through scattered infill and
redevelopment in the downtown. The remaining growth is expected to occur through annexation of
portions of the city’s current sphere of influence.

Both housing and job growth in Davis is expected to remain steady, with a growth rate at
approximately 1%, thus maintaining their existing jobs housing balance through 2035.

West Sacramento

West Sacramento’s heavy employment base has in the past few years, shifted toward a more
balanced mix of employment and housing. The city’s Southport community is the main source of
the new housing. Due to its location directly across the Sacramento River from downtown
Sacramento, West Sacramento will become part of the urban core of the region in the future, with
an emerging urban center near Raley Field and the Sacramento River. This projected growth will
increase West Sacramento’s share of regional jobs and housing growth through 2035. Residential
and employment infill and redevelopment, already happening in the city’s older neighborhoods, is
expected to continue through 2035. The West Capitol Avenue corridor, which includes the Triangle
and Washington Specific Plans, will see the majority of this development.

The city has seen a change in the Port of West Sacramento, and will likely see a reduction in
industrial uses associated with port activities in the future. A trend toward office employment,
however, will help the city maintain a strong mix of employment uses. This will be bolstered by the
Riverfront Development that includes office and commercial uses. The accompanying housing
growth throughout the city will shift West Sacramento’s jobs-housing ratio toward better balance by
2035.

Winters

Winters is a rural community surrounded by agricultural uses, but has recently become a small
bedroom community for Bay Area commuters. This has increased development pressures for all
areas of the city. Most of Winter’s growth potential is within the northwest quadrant of the city
limits, though there are significant infill opportunities near the historic downtown. Winters is
projected to substantially develop these areas by 2035 and expand into its northern sphere of
influence. Like housing growth, new employment will occur largely within the current city limits,
though concentrated near the city center.

Woodland

Recent development trends in Woodland tend toward single-family detached housing, most of
which is occurring in the southern portion of the city known as Spring Lake. However, due to its
role as county seat and its strategic location along Interstate 5, Woodland maintains a strong ratio of
jobs-to-housing. Woodland’s adopted East Street Specific Plan and downtown redevelopment plan
are intended to guide and encourage revitalization and development in the older parts of the city.
The first of such developments, a mixed-use project, was recently approved on Main Street.
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Woodland voters also approved the creation of an urban limit line to help preserve agricultural lands
on the city’s urban fringe.

About half of Woodland’s 2035 residential growth is expected to occur through build-out of the
Spring Lake Specific Plan area, while new employment will continue to locate in the Interstate 5
corridor. Modest redevelopment is projected to occur by 2035, which reflects the city’s vision of
revitalizing its older and historic corridors. Although strong jobs growth is expected to continue
into the future, housing growth will outpace it and move the city’s jobs-housing ratio towards better
balance.

Unincorporated Yolo

Yolo County is the western edge of the Sacramento region, and an important part of the
Interstate 80 corridor linking Sacramento to the Bay Area. The county, despite increased pressure
for development, has remained largely an agricultural resource with most growth occurring in its
incorporated cities and unincorporated towns. Recent development trends in the county have been
largely single-family detached housing, with a few attached and small-lot single family housing
developments located in the unincorporated towns. In addition, in an effort to minimize the amount
of land converted from agricultural use, the county has implemented a minimum lot size of 80 acres
for residential use.

The 2035 projections for unincorporated Yolo County assume very modest growth. The bulk of
urban growth is expected to occur on the University of California, Davis campus. In the rest of the
county, new development is expected to occur in or adjacent to existing rural communities. Few
large employers exist within the county, and most trend towards industrial and agricultural-industrial
uses with supporting commercial in the rural towns.

Through 2035, Yolo County is projected to maintain the course of agricultural preservation and
channeling urban-level growth to cities and existing unincorporated communities, maintaining its
current jobs-to-housing ratio.

Yuba County

Yuba County is projected to be the fastest growing county in the region during the MTP
planning period. The sources of this growth are unincorporated Yuba County and the City of
Wheatland, both of which have experienced significant housing growth during in the past several
years. This recent growth has been concentrated in the Highway 70 and 65 corridors, and is likely to
continue into the future.

Marysville

The City of Marysville has historically maintained a compact footprint due in large part to
significant flood constraints. Today, Marysville is substantially built out within its existing city limits,
with limited opportunities for growth through infill and redevelopment. Marysville adopted a
Downtown Strategic Plan in 2004 to facilitate this type of development and has seen a number of
development projects initiated in the downtown since plan adoption.
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Marysville’s modest 2035 growth projections reflect employment and housing growth that
occurs through infill and redevelopment. As the county seat, the city is expected to maintain a
strong ratio of jobs-to-housing through the MTP Planning Period. However, due to significant
flood-related issues that inhibit expansion of the city limits, Marysville’s regional share of both
housing and employment is expected to shrink slightly.

Wheatland

Wheatland is a small city along Highway 65 that in recent years has experienced accelerated
housing growth as workers in Placer County have moved north along the Highway 65 corridor to
find housing. The city recently completed an update of its General Plan, which addresses the
prospect of continued growth. Within the existing city limits, there remain significant areas available
for greenfield development and the city has recently annexed part of its sphere of influence for one
of a number of approved residential subdivisions. Much of this new housing development is
expected to take the form of single-family homes on large lots, in keeping with the existing housing
stock of the city.

By 2035, Wheatland is expected to grow substantially, increasing its housing stock by more than
400 percent and employment by 600 percent. The bulk of this growth will be on annexed sphere of
influence lands. A very small amount of the city’s growth is likely to occur through infill of vacant
parcels within the current city limits. The city’s small employment base is expected to grow as it
provides service jobs for the new residents. Wheatland’s jobs-to-housing ratio, though still low by
2035, is expected to improve slightly from its current ratio.

Unincorporated Yuba

While historically a rural, agricultural county, unincorporated Yuba County approved several
specific plans in the 1990s that began developing in earnest in the last five years. Much of that
development has been spurred by the pressure for affordable housing. New residential
developments along Highways 70 and 65, including the Plumas Lakes Specific Plan and the East
Linda Specific Plan, have been designed for those who commute to Placer and Sacramento jobs.
Housing development in the past several years has shifted from rural residential development to
large-lot single-family. The county has a small employment base relative to households.

By 2035, the unincorporated county is expected to more than double its number of housing
units, increasing its regional housing share significantly. Most of this growth is expected to occur in
the later half of the MTP planning period. Though Yuba County’s regional employment share is
also expected to grow somewhat, the low ratio of jobs-to-housing is expected to continue into the
future as most of the new jobs will be service-related in support of the households in the new
unincorporated communities. Most of the new growth will come from the Plumas Lakes Specific
Plan area, which accounts for more than 40 percent of Yuba County’s growth through 2035. The
remaining new growth is concentrated in the specific plan areas of East Linda (approved) and
Woodbury (in process).
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