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SACOG 2008 Base Year Update Technical Methodology Summary  
 
SACOG created a year 2008 spatial dataset of estimated land use, employment, and housing conditions 
for use in the MTP/SCS.  The SACOG 2008 existing conditions data is intended to be a “small-area 
estimate” of land use, housing and employment.  One reason SACOG uses a computed estimate of 
land use, rather than using a parcel-level inventory of actual uses, is because parcel-level inventories of 
dwelling units and jobs are not available for most of the region.  Additionally, the purpose of the 2008 
small-area estimates dataset is for creating projections and future land use scenarios and because 
projections are not set at the parcel-level, this methodology allows for an “apples to apples” 
comparison between the base year and future year estimates.   
 
The 2008 existing conditions small area dataset consists of three components: 1) an existing housing 
unit estimate, 2) an existing employment estimate, and 3) existing land use.  This memo describes the 
process SACOG used to create these three pieces of data and how, together, they become an estimate 
of existing conditions. 
 
Existing Housing Unit Estimate 
 
SACOG creates a housing unit estimate for existing conditions at the Census block group geography in 
order get the most accurate estimate of what is on the ground today and where it is located.  This is 
important for creating the future MTP/SCS land use forecast as well as for use in our travel model.  
SACOG began its small area housing estimate with 2000 Census housing unit data and then added to it 
parcel level housing permit data collected by SACOG from each jurisdiction from January 1, 2001 
through December 31, 2007.  Together these two datasets are the first step in developing a Census 
block group housing estimate current as of January 1, 2008.  The housing unit estimates are split into 
four categories of housing type: single family, multi-family 2-4, multi-family 5+, and mobile homes.   
 
The block group estimates were then aggregated to jurisdiction level and jurisdiction totals compared to 
the California Department of Finance (DOF) Demographic Research Unit (DRU) E-5 series.  Aside 
from the U.S. Census Bureau’s Population Estimates program that tracks housing units by state and 
county annually, the E-5 Series is the only annually updated data in California that tracks jurisdiction 
level housing by type.  There were some significant differences between the SACOG block group 
housing unit estimates and the DOF totals, particularly in high growth areas.  Much of the 
discrepancies were likely caused by permit recording errors and in areas where annexations have 
occurred, as DOF generally takes 1-2 years to reconcile annexations within their dataset.  In an effort to 
reconcile the difference between the SACOG housing estimate and DOF, a number of reviews using 
GIS data were completed.  Using GIS, the block group boundaries were overlaid with aerial 
photography, parcel-level assessor land use data, and any land use data provided by individual 
jurisdiction.  These data were then reviewed individually by block group literally counting rooftops to 
adjust our estimate up or down based on what is observed to be on the ground.  Because both SACOG 
and DOF data are estimates, there is still some variation at the jurisdiction level between SACOG’s 
block group based housing estimate and DOF’s jurisdictional housing estimate.  However, regionally, 
the SACOG estimate and DOF estimates are within 0.2 percent of each other.  County level 
comparisons of the two data show accuracy between 0.3 percent and 2 percent.  With only a few 
exceptions, jurisdiction level summaries were accurate within 5 percent, and most are even closer than 
that.  
 
Existing Employment Estimate 
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In addition to needing small area estimates of housing units, SACOG also needs to create small areas 
estimates of existing employment to inform the MTP/SCS land use forecast and the regional travel 
model.  To estimate employment in the region, SACOG purchased 2008 point level employment data 
from InfoUSA.  This data comes with employment sector information based on the North American 
Industry Classification System (NAICS).  Because of the very large number of NAICS employment 
sectors, SACOG created 24 employment sectors to categorize all the NAICS sectors and effectively 
generalize the data into a more manageable data set. 
 
While the InfoUSA data is one of the more comprehensive and detailed employment datasets available, 
it requires some review and edits to be as accurate as possible.  This data contains many duplicate 
records and has some specific sectors of employment for which the data is incomplete or lacking.  
These areas included primarily state and local government data, schools, and farming/agricultural 
production facilities.  To remove the duplicates, the data were visually reviewed and adjusted 
accordingly.  Supplemental data from a variety of sources, including state and local government data, 
California Department of Education school site data, and the Sacramento Business Journal Book of 
Lists, were reviewed and added as necessary.  The final data were then aggregated at Census block 
group to arrive at a total jobs estimate for 2008.  Because there are not many agencies that track total 
employment, across all sectors, there are few other data sources by which we can compare the SACOG 
employment estimates.  The State Employment Development Department, for example, tracks county-
level employment estimates only, and excludes public sector employment, and sole proprietors, from its 
estimates.    
 
Existing Land Use 
 
To create the 2008 existing land use estimate, SACOG started with its 2005 existing land use dataset 
and modified it with a number of more recent data sources, including local government inventories 
(where available), assessor land use data and aerial photography.  In combination with the housing 
permit and employment data sets referenced above, these data sources were used to update SACOG’s 
spatial estimate of existing land uses.  SACOG uses about two dozen general land use categories in its 
land use estimate.  In other words, while actual uses on the ground might have hundreds of different 
specific land uses (e.g., car wash, coffee shop, convenience store or single-family home, duplex, mobile 
home) SACOG has more general categories (e.g., neighborhood retail or medium density residential).  
The geography of this data is a "split" parcel file.  Parcels were the base geography, but then, depending 
on parcel size and location, they were split (into halves, quarters, etc.) to facilitate more accurate 
modeling of future conditions in the development of the MTP/SCS land use forecast.   
 
Existing Conditions  
(Housing Unit Estimate + Employment Estimate + Existing Land Use) 
 
Once the parcel level existing land use data were updated to the year 2008, the data are put into I-
PLACE3S to estimate housing and employment totals at a parcel level.  The foundation for I-
PLACE3S is its “place types” or land uses.  These user defined place types are set up to include 
assumptions about the land use (e.g., parking ratios, landscape setbacks, building square footage, etc.).  
SACOG uses place types created to correspond with the general land uses used in the existing land use 
inventory, described above.  Once defined, each residential place type has a maximum density (dwelling 
units per acre) and each non-residential place type has a maximum intensity (employees per acre and 
floor area ratio).  Once the 2008 existing land use parcel file is put into I-PLACE3S and place types are 
assigned, housing and employment estimates will be calculated using these maximum density and 
intensity factors, unless adjusted by the user.  For example, a two acre parcel with a low density land use 
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(maximum density of 8 units per acre) will result in 16 housing units on that parcel.  However, this can 
be adjusted by the user.  Real world development is not as simple as twenty four land uses, all built at 
maximum allowed densities, so SACOG calibrates these totals to the block group estimates of housing 
unit and employee totals described above.  A few simplified examples are noted below to illustrate this 
process: 

 
Census Block Group Total Housing Unit 

and/or Employment 
Estimate 

Parcel File Land Uses Outcome Modeled in 
I-PLACE3S 

Block Group A 100 single family 
housing units 

100 parcels with “low 
density” land uses 

100 low density parcels 
with one unit per 
parcel 

Block Group B 50 single family 
housing units and 200 
multi-family units 

50 parcels with “low 
density” land uses and 
2 parcels with “high 
density” land use 

50 low density parcels 
with one unit per 
parcel and two high 
density parcels with 
100 units each 

Block Group C 2,000 office employees 
and 500 retail 
employees 

10 parcels with 
“regional commercial” 
land uses and 50 
parcels with 
“neighborhood 
commercial” land uses 

10 regional commercial 
parcels with 41.6 
employees each and 50 
neighborhood 
commercial parcels 
with 41.6 employees 
each 

 
Once completed, this data is summarized and vetted with each jurisdiction’s planning department.  
Land use maps with jurisdiction wide housing and employment summaries were sent to each agency for 
review.  In some cases, more detailed summaries or GIS files were also shared.  Adjustments on both 
the land uses and the housing and employment estimates were made based on comments received. 
 
The result of this process is estimates of housing units and employment for small areas within the 
region.   In order to use I-PLACE3S, each developed parcel is assigned a place type and a housing 
and/or employment estimate, but it is not our intention that these data be used at a parcel-level.  As 
noted above, these data are calibrated in I-PLACE3S to match control totals of housing units and jobs 
by Census block group.  This means that on any given parcel, the estimate may not match the exact use 
at that parcel; however, if a number of parcels are added up to a larger area (e.g. census block group or 
greater), the estimates should closely match the mix of uses on the ground in 2008.  Note that for 
employment estimates, the discrepancy between the parcel-level estimate and the actual use of the 
parcel will vary more, in general, than the estimates of dwelling units.  This is due to several factors.  
First, employment at a given parcel varies by season, changes in the economy, factors related to specific 
industries, and individual factors related to specific employers.  For example, the total number of jobs 
at a multi-tenant office building on a single parcel will most likely change year to year based on natural 
turnover of tenants and economic and other factors.  Housing units, once built, generally remain in 
place from year to year.   
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Method for Developing MTP Update Growth Projections 
Draft – June 25, 2010 
 
 
1.   PURPOSE: This describes the general framework SACOG will use to develop the land use 
component, or growth pattern, for the next Metropolitan Transportation Plan (MTP). The update to 
the MTP is expected to be adopted by the SACOG Board no later than December 2011. Every MTP 
contains a description of the expected growth pattern for the years covered by the plan. This update 
cycle, the land use issues will be especially influenced by SACOG’s new draft growth projections for 
the region and the requirements of SB 375. This memo may be refined and expanded as the process 
moves forward. SACOG wants to be as transparent as possible in this process. 
 
2.   REGIONAL GROWTH PROJECTIONS: SACOG typically updates its growth projections on 
four-year cycles. For the last few cycles, SACOG has contracted with The Center for the Continuing 
Study of the California Economy (CCSCE) to lead this work. Under the leadership of its Director, 
Stephen Levy, CCSCE prepares draft projections of future employment (by major employment sector), 
population and household growth at the six-county regional scale. This draft information is reviewed 
by the SACOG staff and Board, member cities and counties, and stakeholders, and is ultimately 
adopted by the SACOG Board. Demographic projections (e.g., household size, age, income) are 
included and used by SACOG to estimate demand for new housing units. 
 
The four-year update cycle is largely driven by federal Clean Air Act requirements, which require 
Metropolitan Planning Organizations such as SACOG to update regional transportation plans at least 
every four years to demonstrate compliance with federal regulations affecting regions not currently in 
attainment with federal standards for all criteria pollutants (i.e., pollutants regulated by the Clean Air 
Act). SACOG may amend its plan whenever it chooses, so long as its amended plan continues to 
demonstrate “conformity” with Clean Air Act requirements. 
 
The time period covered by SACOG’s MTP must be at least 20 years. Because SACOG typically 
updates the MTP every four years it chooses to have a minimum time period of 24 years on the date it 
is adopted. Sometimes a longer period is used. When SACOG adopted its current MTP in 2008, it 
purposely chose a time horizon of 2035 so that the same horizon year could be used in the 2011 
update cycle. 
 
3.   ALLOCATION OF REGIONAL GROWTH PROJECTIONS THROUGHOUT 
THE REGION: In each MTP update cycle SACOG also prepares an estimated growth pattern 
for the region (i.e., where throughout the region the projected amount of employment and 
housing will occur during the planning period). This process has always been governed by federal 
requirements related to regional transportation plans and the Clean Air Act (23 CFR part 450 and 
40 CFR part 93). This MTP update will also be affected by SB 375, and specifically its 
requirements to include a Sustainable Communities Strategy (SCS), and possibly an Alternative 
Planning Strategy (APS), and to document and analyze the effects of the SCS on several natural 
resources. (Gov. Code, § 65080, subd. (b)(F)(2)(B)). 
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SACOG considers a number of factors in developing the estimated growth pattern. Existing public 
policies and regulations are important. Local general plans, spheres of influence, community and 
specific plans, land division and development codes, and design guidelines affect the type and intensity 
of future land uses. State and federal policies and regulations also are considered, most notably (but 
not limited to) those relating to development in floodplains and other natural hazard areas (e.g., fire), 
federal Clean Water Act and Endangered Species Act permit requirements, Transportation Control 
Measures in air quality plans under the Federal Clean Air Act, and state housing requirements. 
 
While local, state and federal policies and regulations have a strong influence on the estimated 
growth pattern, it is more accurate to state that they are the start, not the end, of the process. There 
are many reasons for this, but essentially the sum of all those policies and regulations never yields a 
growth pattern exactly consistent with the projected amount of employment and housing growth for 
the entire region. For example, the sum of retail-designated lands typically exceeds forecasted 
quantities.  The time horizon of general plans seldom exactly match the time horizon for an MTP. All 
of these plans and regulations are also likely to change many times throughout the 24-year planning 
horizon of the MTP.  So assuming that they are, in effect, frozen for two or more decades on the 
date the MTP is adopted is not likely to be accurate. 
 
Many other factors are therefore documented, analyzed and considered in creating the growth forecast. 
These sometimes include an estimate of the direction and magnitude of future changes to the policy 
and regulatory environment. If a major local general plan update is in process but not yet adopted, 
SACOG may consider the probable substance of the updated plan in addition to the currently adopted 
plan. Market and economic considerations are also analyzed. Practical considerations affecting the cost 
and timing of providing infrastructure (e.g., water, sewer, transportation) are analyzed. Market 
considerations are also analyzed, such as people’s interest in different types of housing and 
developers’/builders’ ability to deliver that housing at prices people can afford. Future demographic 
trends (i.e., percentage of households with children, older heads of households, etc.) are an important 
part of this analysis. 
 
The policy priorities for the transportation funds covered by the MTP also influence the projected 
future growth pattern. Through the last two MTP updates, the overall policy priorities for SACOG 
funds and the establishment of specific programs reflect a commitment to support Blueprint 
principles. One early example of this commitment is through the Community Design Grant program 
SACOG established six years ago to incentivize development projects that support Blueprint 
implementation. During this period of increasing SACOG Board support for linking Blueprint 
principles to the MTP, a trend towards performance-based outcomes linking integrated land use and 
transportation decisions has become increasingly evident in federal and state transportation policies 
and investment priorities. 
 
Through its MTP and short-term funding decisions for transportation projects, SACOG emphasizes 
high performance in reducing vehicle miles traveled, increasing transit, walk and bike, and high-
occupancy vehicle mode shares, and reducing congestion at key bottlenecks. These transportation 
infrastructure investments will have some influence on shaping the future growth pattern. 
 
Taken together, SACOG estimates to the best of its ability what the future growth pattern is likely 
to be. It is a process that includes consideration of many variables. 
 

DRAFT MTP/SCS 2035 Update - Appendix E-3 Land Use Forecast Background Documentation 6



In addition to estimating a 2035 growth pattern, SACOG also must estimate growth phasing for 
several near-term years: 2011, 2014, 2017, 2018 and 2025 under Federal Clean Air requirements, and 
2020 under SB 375. Because SB 375 requires SACOG’s Regional Housing Needs Allocation (RHNA) 
to be consistent with the new SCS, it must also estimate a growth pattern for the next RHNA horizon 
year (to be determined by the California Department of Housing and Community Development). All 
of the considerations that affect the 2035 growth forecast are also addressed for these interim year 
forecasts, including transportation infrastructure. Under federal and state law, SACOG is required to 
create and maintain a Metropolitan Transportation Improvement Program (MTIP). The MTIP covers 
a four or five year period, and is governed by fairly stringent rules that require SACOG to prove that 
funds are reliably available in the near term to construct projects in the MTIP. To the extent that 
transportation projects in the MTIP have strong influences on shaping growth, this can be an 
important factor in these interim growth forecasts. Federal rules also require the entire MTP, out to 
the year 2035 in this cycle, to be financially constrained. However, the federal government interprets 
the financial constraint requirements most strictly in the earlier years, especially during those years 
until transportation and air quality modeling indicates the region will attain federal clean air standards. 
 
Three land use and transportation scenarios will be developed during the summer of 2010 utilizing the 
factors listed above. The scenarios will be evaluated with a set of performance measures that are based 
on the legislative actions listed here, plus other measures that are important to staff, stakeholders, and 
the SACOG Board. The performance metrics from these scenarios are an opportunity to learn some 
strengths and weaknesses of the growth allocations that are part of the scenarios. The learning process 
is another factor that will be used to allocate growth for the draft plan, the SCS, and possibly the APS. 
 
4.   MTP AMENDMENTS AND CONSISTENCY ISSUES: In part because SACOG’s MTP 
growth forecast can never be just the sum of its 28-member local governments’ adopted general plans 
at any given point in time, the question often arises, “what are the implications for a land use project 
that is not shown in the MTP growth forecast”? Several issues must be considered in answering this 
question. The most important answer is that cities and counties have land use authority, and that 
nothing in the MTP alters that fact. So, for example, if a city has a general plan with a 50-year planning 
horizon, it would not be surprising if the MTP2035 growth forecast only indicated growth on a portion 
of the land designated in the city’s general plan for future growth. The reverse may also be true. The 
MTP2035 growth forecast may show growth in areas that are not yet formally included in a county’s or 
city’s general plan if SACOG estimates there is market demand for growth in that location and the 
entitlement process is underway and is projected to be successfully completed. 
 
Including growth within the MTP is not a guarantee it will happen, and growth that is not included in 
the MTP does not mean that SACOG has any authority to prohibit that growth from occurring. It is 
also important to remember that MTPs are updated on a federally controlled cycle of at least every 
four years. This means that if new information about individual development projects, for instance, 
becomes available after an MTP is adopted, SACOG is obligated to address that information in the 
next MTP update cycle. The planning work for the next update cycle typically starts approximately 
two years after the current MTP is updated. 
 
There are at least two other issues to consider when analyzing the effect of SACOG’s growth forecast. 
First, the growth forecast does have a significant effect on the content, phasing, and performance of 
the transportation system improvements in the MTP, which are designed to best serve the projected 
growth pattern. To the extent that growth not identified in the MTP is approved by local jurisdictions, 
transportation improvements in the MTP may need to be rescheduled or phased, modified in form, or 
otherwise changed. Changes and amendments to the MTP, and the programming documents which 
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are based on the MTP, must comply with the federal Clean Air Act, California Environmental Quality 
Act (CEQA), and other regulations, which may limit the ability to adapt quickly to unforeseen growth. 
Second, SB 375 also provides CEQA benefits to certain housing and mixed-use projects that are 
consistent with either an SCS or APS that meets the greenhouse gas emissions reduction target that 
will be established by the California Air Resources Board by September 30 of this year. But this is a 
carrot, not a stick. In other words, there is nothing explicit in SB 375 that changes how CEQA applies 
to projects that are inconsistent with the SCS or APS. SACOG will be publishing more information in 
the future regarding this consistency determination for activating the CEQA benefits in SB 375. 
 
5. GROWTH ALLOCATION AND SCENARIO DEVELOPMENT: The first effort to 
allocate the regional growth to subareas within the region, and to develop packages of transportation 
projects which support the growth, will take place this summer and fall. Three MTP scenarios, 
combining different allocations of growth and packages of transportation projects, will be developed 
and evaluated over the summer. The results will be reported to the region in a series of public 
workshops in the fall. The basic concept for creating unique land use and transportation scenarios 
was discussed at the May SACOG committee meetings and the June SACOG Board meeting. The 
draft preferred scenario for the MTP will be generated in part through evaluation and public 
comment on the results of the scenarios. 
 
As approved by the SACOG Board in June, the three scenarios will vary on the land use side by: 

• Varying the amount of compact development—compact development has been shown to be 
more effectively served by transit, to support potentially higher rates of walking and biking, 
and to generate lower vehicle travel. 

• Varying the amount of development in high-quality transit corridors, where residents are 
more likely to use available transit. 

• Varying the amount of complementary, mixed-use development, which supports shorter 
vehicle trip making, and higher rates of non-motorized travel. 

 
Three key dimensions by which the transportation alternatives will vary are: 
• The location, intensity, and type of transit service, based on the extent of transit supportive 

land uses in corridors. Higher density, mixed-use corridors provide greater opportunities for 
higher capacity transit, such as light rail and streetcars. 

• Varying the amount, location, and type of investment in complete streets projects, which serve 
multiple users in locations where land use generates a mix of travel modes. 

• Varying the extent and location of roadway and other projects to alleviate major bottlenecks 
and congestion points. One dimension by which the scenarios will differ in this regard is the 
extent to which investments are made to alleviate existing bottlenecks, compared to reserving 
investments for future bottlenecks. 

• Varying the level of investment in Blueprint supportive programs and transportation systems 
management (TSM) strategies, including technology and demand management programs, that 
allow for greater optimization of existing transportation infrastructure. More compact and 
mixed-use development patterns can allow some shifts in investment priorities away from 
road extensions and expansions to improving the function of existing roads for multi-modal 
travel. 

 
The three scenarios will seek that fine line between analyzing truly distinctive alternatives, but 
only within the broad bounds of the type of land development and transportation investments 
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that could realistically be expected to occur over a 24 year period. This concept is easier to 
describe in concept than to execute in detail. Some examples that hopefully will add clarity: 
• The Base Case land use pattern from the original Blueprint will not be included as a scenario 

because market, policy and demographic trends strongly indicate the housing industry has 
moved permanently away from large lot, single family as a dominant product. 

• Some development projects that have been planned for a long time, and were assumed for at 
least partial absorption in the currently adopted MTP, may not be included in all of the 
scenarios. Some may not be included in any of the scenarios. This MTP will have 160,000 few 
dwelling units and 200,000 fewer employees than the current one. New projects, especially 
large master planned communities not included in the current MTP, will have a very high bar 
to meet to demonstrate feasibility for inclusion. 

• There are market, policy and demographic trends towards transit-oriented development. The 
CEQA reform in SB 375 gives the region the option to reduce the time, cost and uncertainty 
associated with transit-oriented development, thus presumably increasing its potential market 
share. But there are limits in this development category, too. There is little value in creating a 
scenario that assumes all or nearly all future growth will occur in this manner, or that the 
transit-oriented development that does occur will be at such high densities that market 
acceptance in the Sacramento region is unlikely. 

• For each scenario there will likely be transportation investments in the current MTP that are 
scaled back (i.e., fewer lanes, shorter distances) or eliminated due to the smaller growth 
footprint and/or reduced revenues projected through 2035. As explained earlier in this memo, 
this does not necessarily imply that the projects will never be built, or that they are 
unimportant for the region. It does mean that given the growth and financial parameters of this 
MTP cycle that the projects are not as high performing as the projects included in the 
scenarios. The Board may also decide to include some projects in an alternative, or vision, 
scenario to designate them as a high priority to add to the MTP if additional revenues are 
identified. 

 
Finally, the exclusion of a development project or transportation project from all scenarios does not 
definitively mean it will be excluded from the final MTP. SACOG will continue to gather new 
information over the next several months before the draft preferred MTP takes shape, which should 
occur towards the end of 2010 and early 2011. If new information leads to the conclusion that the 
three scenarios did not accurately bound the possibilities for the next MTP, there will still be an 
opportunity to address that 
in the final preferred scenario. It does not seem likely this will occur in many cases, but it certainly is a 
possibility. And as soon as this MTP is adopted in December 2011, SACOG will begin the process of 
creating the next one, which will be adopted four years later. It will have a time horizon of at least 
2039, and possibly longer. 
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Approve Framework for Development of a Draft Preferred Scenario for the Metropolitan 
Transportation Plan 
Excerpt from December 9, 2010 Board Agenda Item 
   
Issue:  Staff seeks Board direction for developing a Draft Preferred Scenario in the next phase of the 
Metropolitan Transportation Plan (MTP) 2035 update.   
 
Recommendation:  The Transportation Committee recommends that the Board direct staff to 
develop a Draft Preferred Scenario that is based on MTP workshop Scenario 3 with elements of 
Scenario 2 and that the process of scenario development include further technical research and work 
with local agencies to reflect the recent planning assumptions.   
 
Committee Action/Discussion:  Using the broad themes from the public workshop results, staff 
created a framework for developing a draft preferred MTP scenario that reflects the preference of MTP 
workshop participants in four counties for Scenario 3 and the preference in two counties for Scenario 2.  
Under this framework, a draft scenario would perform between Scenarios 2 and 3.  Attachment 1 is the 
MTP Scenarios “Score Card” from the public workshops which describes the differences between the 3 
scenarios.  Staff has added comments to some of the key metrics to articulate the nuances of Scenario 3.   
 
Key scenario features to compare:  The tables below describe the three scenarios in terms of their 
major transportation and land use characteristics.    Scenario 1 represents the adopted MTP updated to 
a new growth forecast and revenue assumptions and Scenarios 2 and 3 are incrementally different from 
Scenario 1. 
 

Transportation Inputs (total in billions of 
dollars) 

Share of 
funding in… 

Scenari
o #1 

Scenari
o #2 

Scenari
o #3 

Transit  $10.7 $11.7 $13.7 
Road, bike, 
pedestrian 
maintenance 
& operations 

10.9 11.0 11.0 

New road 
capacity 8.7 8.0 6.7 

Bike & 
pedestrian 
street and 
trail 
improvement
s 

2.8 2.9 3.0 

Programs 1.5 1.6 1.7 

Land Use Inputs (in percent of new homes) 
Share of growth 
in… 

Scenario 
#1 

Scenario 
#2 

Scenario 
#3 

Center & 
Corridor 
Communities 

19% 28% 37% 

Established 
Communities 27% 24% 23% 

Developing 
Communities 50% 45% 38% 

Rural Residential 
Communities 4% 3% 2% 
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Regional Scenarios Score Card 
 
Description of MTP Scenarios 1, 2 and 3 
 Land Use Inputs Scenario 

#1 
Scenario 
#2 

Scenario 
#3 

Staff Comments on Scenario 3 

1 Share of growth in 
Center & Corridor 
Communities 
(percent of new homes) 

19% 28% 37% 

Center & Corridor Communities receive 
their highest share of growth in Scenario 
3.  In terms of total homes (existing plus 
new growth), Centers & Corridors 
represent 17% of all housing.   

2 Share of growth in 
Established Communities 
(percent of new homes) 

27% 24% 23% 

3 Share of growth in 
Developing Communities 
(percent of new homes) 

50% 45% 38% 

4 Share of growth in Rural 
Residential Communities 
(percent of new homes) 

4% 3% 2% 

5 Share of growth in large-
lot single-family homes 
(percent) 

39% 33% 25%  

6 Share of growth in small-
lot, single-family homes 
(percent) 

30% 26% 23%  

7 Share of growth in 
attached homes 
(percent) 

31% 42% 52% Half of all new homes are attached in 
Scenario 3 

 Transportation Inputs Scenario 
#1 

Scenario 
#2 

Scenario 
#3 

Staff Comments on Scenario 3 

8 New or expanded roads 
(lane miles, percent increase 
from 2008) 

25% 24% 14% Greater share of projects aimed at 
alleviating existing bottleneck locations 
in the currently urbanized areas 
compared to future bottlenecks 
projected in new or developing 
communities.  

9 Transit service 
(Vehicle Service Hours, 
percent increases from 2008) 

50% 85% 122% Transit scaled to support the different 
levels of development around the 
region.  

10 Funding for transit 
($ in billions) 

$10.7 $11.7 $13.7 Highest level of investment in new 
transit service, including higher 
frequency bus, street car, light rail, 
intercity rail, intercity bus, and 
community shuttles.  

11 Funding for road, bike 
and pedestrian 
maintenance 
($ in billions) 

$10.9 $11 $11 Higher levels of rural complete corridor 
investment to support rural mobility, 
including higher levels of investment in 
road rehabilitation and operational 
improvements to make rural corridors 
safer and support farm-to-market travel. 

12 Funding for new road 
capacity 

$8.7 $8 $6.7  

DRAFT MTP/SCS 2035 Update - Appendix E-3 Land Use Forecast Background Documentation 11



($ in billions) 
13 Funding for bike and 

pedestrian street and 
trail improvements 
($ in billions) 

$2.8 $2.9 $3.0  

14 Additional miles of 
bicycle paths, lanes and 
routes 
(Class 1, 2 and 3 = 
1,700 in 2008) 

800 1,100 1,300  

15 Funding for Programs 
($ in billions) 

$1.5 $1.6 $1.7 Highest level of funding for 
Blueprint-supportive programs. 
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Framework for a Draft Preferred MTP2035 Update Scenario 
 
To direct the next steps of the Metropolitan Transportation Plan 2035 update, staff proposes use of the 
following framework for a Draft Preferred Scenario.  The framework for the Committee’s 
consideration includes two sections:  
 
  I. The Conceptual Basis of the Draft Preferred Scenario 
 II. The Process for Developing a Draft Preferred Scenario  
 
This framework is anticipated to lead to a preferred scenario that reflects the priorities that arose from 
the public outreach to date (MTP workshops and focus groups), the majority of comments received 
from agency stakeholders, and the knowledge gained from SACOG technical analysis.  
 
I.  Conceptual Basis of the Preferred Scenario 
Development of the MTP workshop scenarios reflected SACOG staff technical analysis and 
collaboration with agency partners to develop three distinct scenarios.  The workshop framework, 
adopted by the SACOG Board in June 2010, is summarized in the following matrix: 
 
Scenario 
Name 

 
Land Use 

 
Transit 

Local Streets 
Ped/Bike 

Bridges and 
Freeways 

1  Compact 
housing share 
= 61% (same 
as 2008 
MTP) 

 Compared to 
MTP:  

Smallest share of 
growth in TPAs of 
the 3 scenarios 

 Emphasis on 
shuttles, 
commuter 
bus, fixed 
route bus 

 BRT, street car 
and LRT 
where 
density/mix 
supports it 

 Complete streets 
opportunities in 
new growth areas 

 Some opportunity 
for complete 
streets 
“remodeling” 

 Conventional street 
widening for 
bottlenecks 

 Balance of 
projects 
between 
existing 
and 
future 
bottlene
cks 

 
 

2  Compact 
housing share 
= 68%  

 More growth in 
TPAs than 
#1 

 

 More 
opportunitie
s for higher 
frequency 
bus and 
street car 

 Similar to #1 
 More opportunities 

for complete 
streets 

 Emphasis 
on 
existing 
bottlene
cks 

3  Higher share of 
growth in 
TPAs 

 TPA more 
focused in 
location, 
higher 
density – 
more transit-
oriented 
development  

 More 
opportunitie
s for 
streetcar and 
LRT, and 
other rail 
services 

 

 More opportunities 
for complete 
streets 

 Greater reliance on 
ITS/management  

 Greater 
emphasi
s on 
existing 
bottlene
cks and 
urban 
core  
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The three workshop scenarios were a second round of scenario building.  They were based on several 
more general scenarios than were built through the spring and early summer to support the setting of 
greenhouse gas emissions targets by the California Air Resources Board under SB375.  The preparation 
of a draft preferred scenario represents the third round of scenario building.  It will naturally evolve 
from the prior work, with more extensive input from our members and partner agencies, and more 
refined technical work to try to ensure that it is both realistic to implement and also produces strong 
performance benefits. 
 
The performance measures presented to the public during the nine public workshops in October 
showed some performance advantages of Scenario 3.  Workshop participants in large majorities 
selected Scenario 3 as their preferred scenario, with notable variations in Sutter and Placer Counties, 
where there was more support for Scenario 2.  Staff will begin the preparation of the draft preferred 
scenario from the foundation of Scenario 3, but expect there to be substantial blending of all three 
scenarios, and refinements that may not have been in included in any of the scenarios, as this next 
phase evolves. 
 
SACOG staff has had a month to review both the technical and public preference results from the nine 
workshops.  A partial list of issues staff believes need further technical and process work with our 
members and partners in the next few months include:  
 
1. Integrating Scenario 2 in Placer and Sutter Counties with Scenario 3 in the balance of the region. 
2. More detailed analysis of the land use patterns and transportation investments in the centers and 

corridors.  For land use, this means rechecking General Plans, Community Plans and other local 
policies; market economics; and consumer demand to be clear-eyed about both the opportunities 
and constraints.  For transportation, this means further scrutiny of the types of transit, walking, 
biking, and complete streets investments that would be needed to support the revitalization of these 
areas.  Staff will look for realistic opportunities to increase the complete streets funding beyond the 
level in Scenario 3.  The associated HUD grant is specifically targeted at this work and should help 
us target the areas with the greatest potential.   

3. Big picture re-check of expected demand for various housing products, especially attached units.  
Staff will update expected demand for rental-versus-ownership products to determine whether it is 
expected to be any higher going forward than staff has projected in the past preliminary data 
indicate this may be the case. 

4. Begin to focus on the 2020 land use allocations since this timeframe more closely matches the 
timeframe for the state’s Regional Housing Needs Allocation requirements.  The workshop 
scenarios focused on 2035 performance. 

5. Re-check subregional job-housing balance issues, with particular attention on those portions of the 
region outside of the three major employment centers that are striving to increase their jobs base to 
achieve a better balance. 

6. Re-check and finalize the draft growth projections in May 2011 after the California Department of 
Finance releases its final growth estimates for the SACOG region. 

7. SB375 requires determining when housing/mixed use projects are “consistent” with the MTP.  
Staff is working on a definition of consistency that will strive to preserve some measure of 
flexibility in the market.  For example, if the MTP projects that 50 percent of Greenfield X will be 
built out by 2035, staff may define “consistent” as anything within the full (100 percent) build out 
of that development.  Likewise, in Centers and Corridors:  If the MTP estimates 250 new housing 
units will be built near Light Rail Station Y, staff probably would define “consistent” as a higher 
number of housing units built there, so long as they are consistent with local plans and other 
performance guidelines.  Staff thinks the consistency definition may be the key to preserving market 
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flexibility, honoring local land use authority, and meeting the performance imperatives of the MTP.  
8. For all of the transportation investments, refine the assumptions regarding expected revenues to 

ensure they are realistic.  Transit operations and road maintenance will receive special attention, 
since both rely in the current plan on new revenues in Sacramento County by 2012 that are not 
likely to occur.   

9. For the transportation investments, the corollary to realistic revenue projections is “right-sizing” 
the projects.  There probably will not be many projects in the current MTP that are eliminated 
entirely, but several may need to be refined (e.g., number of lanes of new road capacity, length of 
new carpool lanes) to fit the need and budget.  The timing, equipment and frequency of service for 
the region’s largest transit investment, providing rail to the airport, will be examined with this 
“right-sizing” principle. 

10. Particular attention will be placed on congestion issues to ensure that optimum investments are 
being made with scarce resources to resolve existing and future bottlenecks. 

 
In the big picture, much of this next level of work will be trying to answer the question whether it is 
realistic to attain the transit benefits of Scenario 3 in the draft preferred scenario.  The Board directed 
staff to ensure that Scenario 3 delivered a better transit performance than the current MTP or the 
Blueprint.  Scenario 3 met that test.  The next few months, with substantial support from the HUD 
grant, will give us the time to confirm whether the performance benefits in that scenario can be 
delivered through a plan that meets federal, state, and local feasibility standards. 
 
II.  The Process for Developing a Draft Preferred Scenario  
Attachment 4-C identifies key MTP milestones in the months ahead that support the presentation of a 
draft preferred scenario by fall 2011 that:  

 reflect the priorities from the SACOG Board provided through regular briefings and 
workshops; 

 reflect input received from public outreach and engagement with agency stakeholders; and 
 reflect knowledge gathered from SACOG technical analysis. 

Major tasks to be completed over the next few months to successfully translate the key elements of 
Scenarios 2 and 3 into a single, high performing Draft Preferred Scenario include the following: 

 
(1) Working with land use agency stakeholders to ensure the land use allocation meets all 

federal requirements and relates to adopted and proposed local land use plans, regulatory 
factors that affect the shape or timing of development, and the influence of the market 
through changing demographics and economics.  This effort will include working with local 
and partner agency staff to develop land use assumptions for the draft preferred scenario 
that reflect an analysis of real-world conditions including the following:  

 
 Complete “reality checks” of various jobs and housing inputs, including the actual 

housing market demand in different subareas of the region; job market detail for 
different subareas of the region; and the relationship of growth projections to adopted 
and proposed land use plans 

 
 Develop a definition of consistency with the land use projections (i.e., Sustainable 

Communities Strategy) for the purposes of activating SB 375 CEQA streamlining 
benefits.  A consistency definition needs to maintain flexibility for the market to act but 
should also be benchmarked to MTP policies and investments.   

 
(2) Working with transportation agency stakeholders to ensure the transportation project list 
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meets all federal requirements including financial constraint and the most recent planning 
assumptions.  A central effort related to this will be a call for projects review process to 
receive greater detail on proposed projects.  The workshop scenarios focused on budget 
category building blocks and modeled (capacity) projects.  The call for projects review 
process will offer more detail on operations and maintenance improvements that are 
presently described in lump-sum budget categories. Other transportation inquiries include 
the following: 

 
 Examine the pedestrian and bicycling investments of Scenarios 2 and 3 to determine if 

there are additional enhancements that could be made.  
 

 Conduct “stress-tests” of the workshop scenarios to determine weak or strong points to 
refine, such as changes to income or gas price assumptions that may impact travel 
demand and performance metrics. 

 
One of the initial staff efforts that reflects the collaborative processes described above is an analysis of 
the Centers and Corridors Communities that were popular in the workshops and offer significant 
performance promise.  Optimization of these areas was a defining trait of Scenario 3.  A consistent 
message from the nine workshops was support for the higher share of new growth and supportive 
transportation investments that would be accommodated in the Centers and Corridors by the horizon 
year of 2035.  
 
Based on the support for the concept of realizing vital Centers and Corridors across the region, and 
local agency plans to revitalize many of these Centers and Corridors, staff has begun the process to 
further analyze the opportunities and challenges in directing a higher share of future growth to these 
areas by 2035.  SACOG collaboration with stakeholders over the next few months will include 
refinements to the proposed transportation projects in these areas and a more detailed review of the 
new growth assumptions for each Center and Corridor included in the Draft Preferred Scenario.  The 
following schedule for local agency and stakeholder input identifies the advisory committee meetings 
that will focus on the development of the Draft Preferred Scenario:  
 
January 2011-May 2011: SACOG staff will  

1) work with local agencies through advisory committees on elements of draft preferred 
scenario  

2) solicit jurisdiction input individually on land use growth assumptions and transportation 
call for project review projects 

MTP Element Advisory Committee 
2011 Advisory Committee 
Meeting Dates 

Transportation project list Regional Planning Partnership  Jan. 26, Feb. 23, Mar. 23 
(Apr. 27 and May 25 as 
needed) 

Transit Coordinating 
Committee  

(Dates to be confirmed) 

Bicycle and Pedestrian 
Advisory Committee 

Jan. 27 (Apr. 28 as needed) 

Public Works Coordination 
Group 

 (Dates to be confirmed) 
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Land use allocation Planners Committee, Regional 
Planning Partnership 

Jan. 27, Feb. 24, Mar. 24 
(Apr. 28 and May 26 as 
needed) 

By June 2011: Preliminary Draft MTP  
November 2011: Environmental impact analysis of Draft MTP completed 
November/December 2011: Draft MTP and EIR released for public comment  
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Jurisdictional 2035 Growth Allocation Technical Methodology Summary 
 
 
Background and Framework  
 
This memo is intended to accompany the “MTP Methodology Memo” and the “Framework for 
Development of a Draft Preferred Scenario”.  Together those two documents describe the general 
framework used to develop the MTP/SCS Land Use Forecast.  The purpose of this document is to 
provide specific information about how the jurisdiction level growth allocations were completed for the 
MTP/SCS Land Use Forecast.   
 
Creating Jurisdiction Growth Estimates 
 
SACOG’s process for creating a land use allocation begins with creating housing and employment 
growth estimates by jurisdiction.  The following is a description of how SACOG created the 2035 
housing units and employee estimates for each jurisdiction in the MTP/SCS.   
 
First, a database was created of all the numerical data considerations available and relevant to each 
jurisdiction.  This data is not intended to be definitive; it is simply useful information that is considered 
as part of the analytical process that leads to the jurisdictional growth estimates.  This includes 
jurisdiction level summaries of: 

• Base line data  

o Total number of housing units and employees today (2008) 

o Jobs/Housing ratio today (2008) 

o Percent of regional growth share for housing units and employees today (2008) 

• Historic reference data 

o Five year and ten year historic residential building permit average 

o Percent of regional five year and ten year residential permits 

o An extrapolation of the five year and ten year building permit averages to estimate 2008-
2035 housing unit growth if those past trends defined the future using those two 
averages 

o Historic county-level employment estimates from State of California Employment 
Development Department 

• Capacity data 

o General Plan and specific plan capacity for housing units and employees 

o How close existing housing units and employees are to reaching the capacity estimate 
(how close the jurisdiction is to build out today) 
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• Current MTP data 

o Housing units and employees assumed in the last MTP 

o Regional share of growth of housing units and employees in the last MTP 

o Job/Housing ratio in the last MTP 

o An estimate of housing unit and employee growth using the updated regional growth 
forecast and each jurisdiction’s regional percent share from the last MTP 

Next, for each jurisdiction SACOG gathers and considers a number of other data and factors that are 
not quantifiable in a spreadsheet.  This information came primarily from local government planning 
staff at each jurisdiction at the beginning of the MTP/SCS update.  Between December 2009 and 
January 2011, SACOG staff met with each jurisdiction’s planning staff individually to collect maps, 
project descriptions, shapefiles, and general planning related status updates.  The agenda from these 
meetings is included as Attachment 1.  Again this data is not intended to be conclusive by itself; it is 
part of the information gathered and considered in the process of creating jurisdictional growth 
estimates.  In summary, the information considered included: 
 

• What are the greenfield (Developing Communities) and/or infill opportunities (Center and 
Corridor and Established Communities) in and around the jurisdiction 

o For specific plans: 

 Is the plan approved; and what levels of approval does it have 

 If approved, what type of infrastructure needs to be built to support the 
development (wastewater treatment plant, water conveyance, etc). 

 Has construction started on the site 

 Are there other specific plans in the area and their entitlement status 

 Are there natural resource issues to consider 

 Have there been any recent plan amendments or upzoning 

• General Plan land use policies 

o When was the plan adopted 

o Is the plan currently being updated 

o Are there development agreements to consider 

o What are the land uses, densities, and intensities allowed 

o Are there policies about mixed-use and/or redevelopment 
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o Are there policies about jobs-housing balance 

o Are there agricultural preservation policies 

• Are there major job centers in or near the jurisdiction (existing or proposed) 

• How strong is the current residential market in the jurisdiction’s market area 

• Are there major infrastructure or natural resource constraints to building (such as water/sewer 
capacity, flooding, habitat issues, etc) 

• Proximity to transit 

• Existing housing and employment vacancies 

• Redevelopment and/or under-utilized parcel opportunities 

Using all the data and information above, SACOG creates a preliminary draft estimate of housing and 
employment growth for each jurisdiction.  The process and the resulting preliminary draft growth 
estimate consider each jurisdiction individually.  However, our growth projections are created for the 
region, so each jurisdiction must also be considered as a share of the regional economy.  To do this, the 
preliminary jurisdiction growth estimate is analyzed and adjusted to achieve the regional projections for 
housing and employment growth, by considering the following: 
 

• What is the jurisdiction’s share of regional housing and employment today compared to what it 
will be in the future and what is the basis for the changes 

• How quickly or slowly the jurisdiction has grown in the past, relatively to the regional average 
growth rate and relative to other jurisdictions in the same market area and/or of a similar size 

o How might adopted and proposed plans change the jurisdictions growth rate from past 
trends 

• What is the amount of growth assumed in the market area  
• What is the jobs/housing ratio today compared to what it is for the estimated growth and for 

2035 

The MTP/SCS land use forecast is bounded by SACOG’s regional growth forecast of 303,000 new 
homes and 361,000 new jobs through 2035.   Creating jurisdictional growth estimates that match the 
region’s growth forecast is an iterative process involving the above steps.  Once preliminary housing 
and employment growth “targets” are set for all jurisdictions, they are then modeled in I-PLACE3S. 
 
To better describe the process for creating the jurisdiction growth estimates, below are some 
generalities that cover many of the jurisdictions in the region for this MTP/SCS planning cycle; 
however, any information on unique factors relating to a single jurisdiction that SACOG was aware of 
were considered as well.  Regulatory policies, market influences, and building constraints such as flood 
or infrastructure issues all may result in exceptions to these generalities.  
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• Jurisdictions that are close to build out today (i.e. have mostly small infill opportunities with no 
proposed specific plans and/or have specific plan communities that are already more than 50 
percent built) are likely to build out by 2035 

• Jurisdictions with large existing job centers, or jurisdictions in close proximity to the existing 
regional job centers, are likely to get a higher proportion of new jobs and housing by 2035 

• Jurisdictions that are close to build out today (not in 2035) and have development proposed in 
their currently adopted sphere of influence, are likely to annex and projects are expected to start 
begin construction during the planning period 

• Jurisdictions with large amounts of general plan capacity in rural residential areas see low 
growth rates for rural residential development  

• Specific plan areas that are currently building are expected to continue to build at rates that are 
roughly similar to historical averages for the area- inclusive of pre-recession years  

• Most specific plans that are approved today, but are not currently building are likely to start 
construction (but not complete construction) by 2035 

o The rate at which specific plans are assumed to develop is based on a number of 
factors, including: projected construction of other new specific plans in the area, 
jurisdiction’s growth rate, natural resource constraints (primarily the timing of receiving 
federal permits), timing and magnitude of infrastructure needed, housing demand in the 
area and for the planned product type, and a number of development related issues  
(such as no active developer, litigation issues, etc.) 

• Specific plans or proposed projects that are not currently adopted and potentially have natural 
resource and/or potentially significant infrastructure issues to resolve and/or have questions 
about market demand in that sub-area of the region are generally not assumed to start building 
by 2035 and are therefore not in the MTP/SCS 

 
Modeling the Preliminary Draft Growth Estimates 
 
The primary reasons for modeling the preliminary allocation in I-PLACE3S are to 1) be able to account 
spatially for the estimated growth, which makes it possible to make further refinements if needed and, 
2) to provide the ability to vet all preliminary assumptions with local jurisdictions in an easily 
understandable format. 
 
 I-PLACE3S is a tool for developing and comparing land use scenarios; by itself, it is not a projections 
or forecasting tool.  SACOG uses I-PLACE3S to spatially allocate development to jurisdictions by 
subareas (which are defined by local planning areas) to reach the jurisdictional estimates developed 
according to the process described above.  SACOG builds up the jurisdiction land use forecast of 
housing and employment using the information from land use plans and policies from local general 
plans, special plans, specific plans, and master plans (adopted and proposed), natural resource 
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constraints, market trends, and the framework adopted by the SACOG Board to make assumptions 
about the type and location of land uses in each jurisdiction.  This ‘bottoms-up’ allocation is then 
compared to the jurisdiction targets development according to the process discussed above.  If the 
resulting I-PLACE3S jurisdiction land use allocation does not match the jurisdiction target of housing 
and employment growth, both sets of numbers are then analyzed to determine whether one, or both, 
should be adjusted.  The allocation process is thus, an iterative process to achieve a land use forecast 
that reflects the regional growth forecast. 
 
Once the forecast is modeled in I-PLACE3S, the forecast can be visually displayed in a number of ways 
and can also be tallied and summarized by different geographies.  For the MTP/SCS land use forecast, 
SACOG primarily summarized and displayed the dataset using the MTP/SCS Community Types.   
More information on I-PLACE3S, including a User Guide, can be found on the SACOG website at: 
http://sacog.org/services/I-PLACE3S/ 
 
 
Vetting the Draft Land Use Forecast 
 
This preliminary forecast was then sent to planning staff at each jurisdiction in the region for review 
and comment.  The information was provided in a table format showing housing and employment 
estimates for 2008, 2035, and build out at the Community Type level.  A Community Type map was 
provided as well.  If other summaries, maps, or individual data files were requested, they were also 
provided.  After receiving comments and feedback from the jurisdictions, SACOG used the new 
information provided as well as all the data and considerations outlined earlier in this document, to 
determine if proposed refinements should be made to the forecast.  A change in one jurisdiction can 
affect growth assumptions elsewhere in the region so when refinements are proposed, all jurisdictions 
are re-analyzed to determine whether or not the refinements should be made and where other 
refinements may be required in order to maintain the regional growth totals of 303,000 new housing 
units and 361,000 new employees.  Then, again, the revised information was circulated to local 
jurisdiction planning staff for review.  Throughout the MTP/SCS process, SACOG conducted five 
comment periods directed specifically to local planning staff at various stages of the project, with many 
additional opportunities for review and comment through the regularly scheduled monthly Planners 
Committee meetings and individual meetings or phone calls as requested by jurisdiction staff.  The 
various review periods are summarized below and the staff reports that went to each jurisdiction as part 
of these review periods are included in Attachments 2, 3, and 4. 
 

• May 2010-June 2010- Requested review of 2008 existing conditions (land use map with 2008 
housing and employment estimates)  

• July 2010-August 2010- Requested review of three draft MTP/SCS land use scenario for use in 
public workshops (land use maps with 2008, 2035 and build out housing and employment 
estimates) 

• December 2010-Janurary 2011- Requested review of Preliminary Draft Preferred Assumptions 
(Scenario 2 or 3 housing and employment estimates as a base starting assumption, build out 
estimates, Community Type map, draft framework) 

• April 2011- SACOG hosted six county level meetings to discuss the RHNA factors (these 
meetings provided a refresh of the information gathering meetings SACOG held in December 
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2010; new information was used to complete edits to the 2035 land use forecast and were 
considered in creating the 2020 land use forecast) 

• April 2011-May 2011- Requested review of 2035 Preliminary Draft Preferred Scenario 
(Community Type map, housing and employment estimates for 2008, 2035, and build out, and 
the 2035 transportation project list) 

• July 2011-August 2011- Requested review of 2020 Draft Preferred Scenario (Community Type 
map and housing and employment estimates for 2008, 2020, 2035, and build out) 

 
Creating the 2020 Land Use Forecast 
 
The starting point for the 2020 MTP/SCS land use allocation is the 2035 MTP/SCS including all the 
assumptions that SACOG developed in coordination with local agency planning staff and that the 
SACOG Board endorsed in June 2011.   
 
SACOG’s 2020 projections for regional housing and employment growth project that the region starts 
to recover from the current recession sometime before 2020.  This assumption is an underlying 
assumption in all jurisdictions’ 2020 forecasts.  Regionally, 39 percent of the housing growth and 28 
percent of the employment growth in 2035 is projected to occur by 2020.  Most jurisdictions do not 
grow at a constant rate from 2008 to 2035 so each jurisdiction’s unique planning and development 
circumstance must be considered to determine whether its growth is likely to happen faster or slower 
(i.e. more of its growth between 2008 and 2020 or more of it between 2020 and 2035).  However, given 
that the regional growth forecast for 2020 through 2035 accounts for the majority of the growth in the 
MTP/SCS planning period, it is not reasonable in most cases to assume that a jurisdiction would 
receive less than 20 percent of its 2035 housing and employment growth by 2020.   The iterative 
process described earlier in this memo was used to create jurisdiction level growth estimates of the 2008 
to 2020 planning period.  The process for creating the 2020 growth forecast was defined by the longer-
term 2035 growth rate; in other words, the 2020 growth forecast of a jurisdiction and the region as a 
whole, must be consistent with the location and rate of growth defined in the 2035 forecast.  Because 
the 2020 forecast was built within the framework of the 2035 growth forecast, which was vetted 
through local jurisdictions and endorsed by the SACOG Board, only one local agency comment period 
was conducted for the 2020 forecast.   
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Attachment 1:  
Agenda from December 2009-January 2010 Individual Jurisdiction Meetings 
 

1. MTP overview 
a. Requirements of transportation assumptions 
b. Requirements of land use assumptions 
 

2. Method for creating the land use forecast 
a. Base year of existing housing, employment, land use 
b. Regional population, housing, employment forecast 
c. Planning assumptions used to develop land use forecast (local policies, market 

performance, regulatory and environmental influences) 
 

3. Existing Conditions Data:  
a. Do you have any existing land use inventory? 
 

4. Trend Data:  We use development trend data to help us develop the growth rate for each 
jurisdiction.  We are also look to your observations of local land development and planning for 
an assessment growth rate.   

a. What is your assessment of the local development market in housing? 
b.   Retail and other employment?   
c. What is you assessment of development activity in infill, redevelopment, greenfield 

areas, SOI (if applicable)?  
d. Are you revisiting impact fees?   
e. Are there any significant plans or projects in process that we should know about? Do 

you have any absorption studies associated with these? 
f. Are there any environmental or regulatory processes or constraints (e.g. HCPs, flood 

control) that we should be aware of that influence planning and development activity in 
your jurisdiction? 

 
5. Plan Data:  

a. We have collected the proposed general plan land uses from your GIS/Planning 
department. 

b. Are we missing any data?   
 

6. Data SACOG will be reviewing as part of MTP forecast development:  
a. information provided by each jurisdiction,  
b. market research information on employment and housing,  
c. environmental and regulatory constraints where applicable,  
d. 2035 MTP and Blueprint assumptions,  
e. regional economic forecast from Levy  
f. Any data that we acquire will be shared through the planners committee 
 

7. Draft time line for MTP update: 
 

- January 2010: Receive updated regional growth forecast 
- Mid 2010: Begin creating land use forecasts 
- March 2010: Updated Financial Plan 
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- March 2010: Submit proposed greenhouse gas emission target to CARB 
- May 2010-April 2011:  Conduct public involvement process for new MTP 
- Sept 2010: CARB issues SACOG greenhouse emissions target 
- September 2011: HCD issues SACOG Regional Housing Needs 

Determination (regional allocation) 
- December 2011:  MTP  target adoption date (could be adopted as late as 

March 2012) 
- May 2012: Final RHNA Plan (or adopted 6 months after Draft RHNA is 

released)  
- May 2013: Housing Elements by Cities/Counties Due to HCD (or due one 

year after adoption of RHNA; could be as late as September 2013, depending 
on the adoption date of the MTP) 

 
8. There will be CEQA streamlining opportunities as a part of the next MTP. One path will allow 

the environmental documents for certain residential and mixed-use projects to tier off of the 
MTP environmental analysis.  A second path will allow for negative declaration of evidence of 
substantial impact for areas that are located within a half mile of a high quality transit stop or 
corridor.  Has your jurisdiction looked into this process in any planning efforts?  Are there areas 
we should be aware of where these transit definitions might apply? 

 
9. Other matters 
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December 9, 2010 
 
To: City and County Planning Directors 

From: Kacey Lizon and Jennifer Hargrove 

Subject: Growth allocation assumptions for the Preferred MTP Scenario 
    

SACOG will begin preparation of the draft preferred MTP scenario from the 
foundation of Scenario 3 (Scenario 2 in Sutter and Placer counties) in an effort to 
create a preferred scenario that performs in between Scenario 2 and Scenario 3 
regionally.  Although the preferred scenario will start from Scenario 3, it will 
ultimately be a blending of all three scenarios and refinements that may not have 
been in included in any of the scenarios.  This will be based on the information we 
receive from local agencies as well as ongoing market and demographic research 
conducted by SACOG. 

 
Local Government Review of Land use Assumptions 
To start developing the land use assumptions for the preferred scenario, we have 
prepared a table of the growth assumptions in Scenario 3 (Scenario 2 in Sutter and 
Placer counties) that we would like your agency’s review and comment on.  Local 
government input is critical to developing the land use assumptions because the 
growth allocation for the MTP/SCS must meet federal requirements, that is, reflect 
the growth pattern that is mostly likely to occur, based on the best information 
available.    

 
The attached table shows the amount of new housing and employment allocated to 
each of the four community types in each jurisdiction. In the case of developing 
communities, these are further detailed by specific plan areas.  Some specific plan 
areas received no growth in Scenario 3 (Scenario 2 in Sutter and Placer); these are 
listed and noted as such.   

 
In addition to the Scenario 3 growth allocations, the table also includes a holding 
capacity for these geographies. The holding capacity is based on adopted general or 
specific plan designations or proposed plan capacity.   

 
As you review the table, please consider the following questions: 

 
1) How does the amount of growth in each community type compare to your 

observation of current development activity and/or entitlement processes 
underway?  For major land use projects in your community, can you provide 
their updated entitlement status?   

2) Have you observed any housing and/or employment (commercial, industrial) 
market trends in your jurisdiction that supports or contradicts this amount 
growth?  If so, please describe those trends.  
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3) Are there any environmental or regulatory factors to consider that would affect 
timing or location of development? (e.g. status of federal permits) 

4) For specific plan areas, we believe we have the most recent plans reflected in 
the “Holding Capacity” portion of the table, if you have updated information, 
please provide that to us.  In particular, many specific plans have employment 
land designated, but do not provide employment estimates.  In these areas, we 
have “No Data” written in the holding capacity.  Any employment estimates 
analyzed or assumed as part of these plans would be helpful.  

 
In your comments, please provide any supportive documentation or updated 
information that will help us as we draft the preferred scenario.  Please respond to 
Jennifer Hargrove at (916) 340-6216 or jhargrove@sacog.org.  Comments will be 
accepted in any manner that is most convenient (email, phone, meeting, letter, etc.), 
but all comments must be received no later than Monday, January 17, 2011. 
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April 14, 2011 
 
To: 

Cc: 

City and County Planning Directors 
City and County Public Works Directors  
 

From: Matt Carpenter, Director of Transportation Services 
Kacey Lizon, MTP Project Manager 

Subject: Land use allocation assumptions for the Preliminary Draft 
Preferred 2035 MTP/SCS Scenario 

    
Thank you for your ongoing participation in the development of the Metropolitan 
Transportation Plan and Sustainable Communities Strategy for 2035.  Attached for 
your review and comment is a Preliminary Draft Preferred Scenario for the 2035 
MTP/SCS.  This memo provides additional information for your review of the 
scenario.   
 
In December, we asked for each planning department to review the land use 
assumptions for MTP Scenarios 2 or 3 and provide updated information on 
development capacity of adopted and/or proposed land use plans, local development 
trends and other factors that may influence growth over the 25-year MTP planning 
period.  SACOG staff used information received from local agencies, updated 
demographic, housing, and employment market information, and ongoing technical 
analysis to create a Preliminary Draft Preferred land use scenario that meets the 
objectives of the MTP Scenario Framework adopted by the SACOG Board in 
December.  For your quick reference, this Scenario Framework can be found here: 
http://www.sacog.org/calendar/2010/12/16/board/pdf/11B-MTP%20Scenarios.pdf . 
The Preliminary Draft Scenario is composed of a transportation project list and land 
use allocation for each city and county in the region. The preliminary draft land use 
allocation for your jurisdiction is included in Attachment 1.  We are asking for your 
review and comment on this preliminary draft to help us refine it into a draft 
preferred scenario. At this halfway point in the MTP update process, we hope the 
following information is helpful context for your review of the preliminary draft 
scenario.   

 
Method for Developing the MTP Land Use Allocation 

In each MTP update cycle SACOG prepares an estimated growth pattern for the 
region (i.e., where throughout the region the projected amount of employment and 
housing will occur during the planning period). This MTP update is governed by 
federal requirements related to regional transportation plans and the Clean Air Act 
(23 CFR part 450 and 40 CFR part 93). It is also affected by SB 375, and 
specifically its requirements to include a Sustainable Communities Strategy (SCS), 
and possibly an Alternative Planning Strategy (Gov. Code, § 65080, subd. 
(b)(F)(2)(B)).  
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Given these requirements, SACOG considers a number of factors in developing the estimated 
growth pattern. These include:  

 
Local plans and policies: Local general plans, spheres of influence, community and 
specific plans affect the type and intensity of future land uses. Proposed and pending plan 
updates are also considered in addition to currently adopted plans.  

 
Other Regulations and Policies: State and federal policies and regulations are considered, 
most notably (but not limited to) those relating to development in floodplains and other 
natural hazard areas (e.g., fire), federal Clean Water Act and Endangered Species Act 
permit requirements, Transportation Control Measures in air quality plans under the 
Federal Clean Air Act, and state housing requirements. 

 
Market and economic considerations: Practical considerations affecting the cost and 
timing of providing infrastructure (e.g., water, sewer, transportation) are analyzed. Market 
considerations are also analyzed, such as the strength of subregional job markets, people’s 
interest in different types of housing, and developers’/builders’ ability to deliver that 
housing at prices people can afford. Future demographic trends (e.g. age of population, 
household composition, income, etc.) are an important part of this analysis.  

 
For the last few MTP updates, SACOG has contracted with The Center for the Continuing Study 
of the California Economy (CCSCE) to develop regional projections of population, employment 
and households. CCSCE prepares draft projections of future employment (by major employment 
sector), population and household growth at the six-county regional scale. SACOG staff must then 
allocate that growth to all of the jurisdictions of the region using the three factors described above. 
The growth pattern of the MTP is controlled to this total amount of population, employment and 
housing growth for the region.    
 
SACOG’s MTP/SCS growth forecast can never be just the sum of its 28-member local 
governments’ adopted general plans because the sum of all those policies and regulations never 
yields a growth pattern exactly consistent with the projected amount of employment and housing 
growth for the entire region. For example, the sum of retail-designated lands typically exceeds 
forecasted quantities.  The question often arises, “what are the implications for a land use project 
that is not shown in the MTP growth forecast”?  The short answer is that the land use assumptions 
in the MTP will not and do not preclude a local jurisdiction from planning and approving growth 
that is different in terms of total units and/or geographic extent. A longer answer adds on that 
SACOG must update the MTP/SCS every four years, so that as new information about individual 
development projects becomes available after the MTP is adopted, SACOG is obligated to address 
that information in the next MTP update cycle.  
 
Information to Consider when Reviewing the Land Use Scenario  

Attachment 1 shows the amount of new housing and employment allocated to each of four 
community types in each jurisdiction, detailed by plan area where applicable.  A “Holding 
Capacity” column is also included in the scenario table so that you can review the base land use 
assumptions used to develop the scenario.  If you believe a plan area to be omitted from the table, 
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it may be that it is included in another geographic category or that no growth is assumed to occur 
by 2035. Please don’t hesitate to contact us with any questions as you review the scenario.    
 
Planning and development conditions change on a regular basis and we understand that there may 
be new information to consider for any given plan area or project.  Therefore, in addition to any 

other comments you provide, please consider the following factors as you review the tables: 

 
1) Has the development status of any planning area changed since January 2011?   
2) Have you observed any development market trends or demographic trends in your jurisdiction 

that are different since January?   
3) Have any environmental or regulatory factors changed since January that could affect timing or 

location of development (e.g. status of federal permits)? 
4) Are there any other factors or considerations that may affect the land use allocation for your 

jurisdiction?  
 

A note on the 2020 land use allocation: a 2020 land use allocation for the MTP/SCS will be 
produced; however, regional growth projections for the 2020 time frame are not yet set, pending 
growth projection information from the California Departments of Finance and Housing and 
Community Development. 
 

To Provide Comments 

Comments will be accepted in any manner that is most convenient (email, phone, meeting, letter, 
etc.). Please respond to Jennifer Hargrove at (916) 340-6216 or jhargrove@sacog.org by 
Thursday, May 5, 2011.   
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July 18, 2011 
 
To: 
 

City and County Planning Directors 

From: Matt Carpenter, Director of Transportation Services 
Kacey Lizon, MTP Project Manager 
Jennifer Hargrove, Land Use Coordinator 

Subject: Land use allocation assumptions for the Draft Preferred 2020 
MTP/SCS Scenario 

    
Thank you for your ongoing participation in the development of the Metropolitan 
Transportation Plan and Sustainable Communities Strategy for 2035.   
 
In April, we asked each planning department to review the Preliminary Draft 
Preferred Scenario for 2035.  In June, after jurisdiction comments and other factors 
were considered, the SACOG Board endorsed the Draft Preferred Scenario for 
2035.  A copy of the Board item was emailed as part of the June Planners 
Committee meeting and can also be found here: 
http://sacog.org/calendar/2011/06/23/planners/pdf/4a_MTP%20Draft%20Pref%20S
cenario.pdf 

 
As part of the MTP/SCS for 2035, we have to develop projections and a land use 
allocation for 2020.  Attached for your review and comment is a Draft Preferred 
Scenario for the 2020 MTP/SCS.  The method for developing this 2020 land use 
allocation builds on the method used to develop the 2035 land use allocation (see 
Attachment 1 for a description of this method). The 2020 land use allocation for 
each jurisdiction must represent an interim growth projection between the 
MTP/SCS base year of 2008 and the end year of 2035.       
 
Information to Consider when Reviewing the Land Use Scenario  
The draft land use allocation provided below shows the amount of new housing and 
employment allocated by 2020 to each of four community types in each 
jurisdiction, detailed by plan area where applicable.  The MTP/SCS 2035 Draft 
Preferred Scenario and the Build Out you reviewed previously are included in the 
table so that you can review the base land use assumptions used to develop the 
scenario.  If you believe a plan area to be omitted from the table, it may be that it is 
included in another geographic category or that no growth is assumed to occur by 
2035. Please don’t hesitate to contact us with any questions as you review the 
scenario.    

 
Planning and development conditions change on a regular basis and we understand 
that there may be new information to consider for any given plan area or project. 
Therefore, in addition to any other comments you provide, please consider the 
following factors as you review the tables: 
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1) Has the development status of any planning area changed that would affect the near-term 
(through 2020) timing of development?   
2) Have you observed any development market trends or demographic trends in your jurisdiction 

that would affect the near-term timing of development?   
3) Have any environmental or regulatory factors changed since January that could affect the near-

term timing or location of development (e.g. status of federal permits)? 
4) Are there any other factors or considerations that may affect the 2020 land use allocation for 

your jurisdiction?  
 
 

To Provide Comments 
Comments will be accepted in any manner that is most convenient (email, phone, meeting, letter, 
etc.). Please respond to Jennifer Hargrove at (916) 340-6216 or jhargrove@sacog.org by Monday, 
August 8, 2011.   
 
The SACOG Board will be asked to endorse the use of a 2020 Draft Preferred Scenario at its 
September meeting.
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Regional Growth Pattern 

As part of the MTP/SCS, SACOG develops a growth forecast, estimating new population, 
employment, and housing for the region, and a land use forecast, which is the distribution of this 
growth around the region. The purpose of this document is to describe the general use, density and 
intensity of the land use forecast for each jurisdiction.  

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 
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. 

At any point in time, 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 been 
voluntarily 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 forecast that accompany the population, housing and 
employment forecasts for the MTP/SCS 2035.  These plans fall within one of four categories:  

• Recently adopted general plans (Since 2004):  City of Citrus Heights, El Dorado County, 
City of Rancho Cordova, City of Galt, City of Lincoln, City of Live Oak, City of 
Sacramento, City of Wheatland, Yolo County, Yuba County, Sutter County, and the City 
of Yuba City. 

• Undergoing general plan updates (present): Sacramento County, City of Rocklin, and 
City of West Sacramento.  

• Developing or recently adopted area-specific land use plans: City of Davis, City of Elk 
Grove, City of Roseville, Placer County, City of Placerville, City of Folsom. 

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

In developing the MTP/SCS 2035 land use forecast, 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/SCS 2035 land use assumptions 
must reflect the growth pattern that is most likely to occur, based on the best information available 
(93 C.F.R. § 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.   
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Definitions for Frequently Utilized Terms 

The following terms are used throughout this document to describe the characteristics of the land 
uses identified in the MTP/SCS.   

General Plan- California law requires each jurisdiction in the state to develop and adopt a general 
plan, a long-term plan for the physical development of the city or county.  It must contain seven 
mandated elements, including: Land Use, Open Space, Conservation, Housing, Noise, Circulation, 
and Safety.   

Specific Plan- Sometimes referred to as a master plan, community plan, or planned unit 
development, this is a tool many cities and counties use to implement the general plan in new 
growth areas.  It effectively establishes a link between implementing the policies of the general plan 
and the development proposal of a specific area. 

Sphere of Influence (SOI)- A sphere of influence refers to a plan for the probable ultimate 
physical boundary and service area of a city, as determined by the Local Agency Formation 
Commission (LAFCO).  LAFCOs are state-mandated, quasi-judicial countywide commissions 
whose function is to oversee boundary changes of cities and special districts, the formation of new 
agencies, including the incorporation of new cities or districts, and the consolidation of special 
districts and cities. 

Density- Housing units divided by net residential acres (land on which housing is built, exclusive of 
public rights-of-ways, parks, schools and public areas).  All densities discussed in this section of the 
MTP/SCS refer to net density. 

Rural Residential- Single-family housing that is typically one to two stories, built at a density less 
than or equal to one unit per acre. 

Very Low Density Residential- Single-family housing that is typically one to two stories, built at a 
density between two and four units per acre. 

Low Density Residential- Single-family housing that is typically one to two stories, built at a 
density between four and eight units per acre. 

Medium Density Residential- Single-family or multi-family (attached) housing that is typically 
built at a density between 9 and 12 units per acre.  Typical building heights are one to two stories. 

Medium-High Density Residential- Single-family or multi-family (attached) housing that is 
typically built at a density between 13 and 25 units per acre.  Typical building heights are one to 
three stories. 

High Density Residential- Multi-family (attached) housing that is typically built at a density greater 
than 25 units per acre.  Typical building heights are between two and six stories, with taller buildings 
in the more urban areas.  

Commercial- Commercial uses include retail and combined retail and office uses ranging from 
neighborhood scale to regional scale, generally one to two stories.  Up to three stories is allowed 
when mixed with residential in a vertical mixed use format.  Floor Area Ratios (FAR) generally range 
from 0.2 to 0.6; however, FAR can be up to 2.0 in mixed-use buildings. 

DRAFT MTP/SCS 2035 Update - Appendix E-3 Land Use Forecast Background Documentation 34



Office- Office uses include a range of office buildings from single, small office uses (e.g., generally 
not including office parks or complexes) that range from one to three stories to multi-story towers 
(20 or more stories).  Minimum FAR are generally 0.8.    

Industrial- Industrial uses range from light industrial-office to heavy industrial.  This includes 
business park complexes, warehouses, manufacturing and processing facilities, and other industrial 
uses generally ranging from one to two stories.  FAR typically are 0.3 or less. 

Public- Public uses include schools, hospitals, fire stations, airports, military facilities, libraries, 
community centers, zoos, public pools, etc.  FAR are generally about 0.2 to 0.3; however, because of 
the wide range of public uses, this range can be much larger.  For example, universities and hospitals 
will often have FAR greater than 1.0 and airports, by contrast, are usually very low, at less than 0.05. 

Rural Residential Community- This refers to the MTP/SCS Community Types.  Please see 
Chapter 3- Land Use Forecast for a full description and map of the Community Types.  Residential 
development forecasted in these areas in the MTP/SCS does not exceed the maximum density of 
one unit per acre, as defined by general plans.  Employment development is based on 80 percent of 
the allowed intensity of the land use designations in adopted general plans. 

Center and Corridor Community- This refers to the MTP/SCS Community Types.  Please see 
Chapter 3- Land Use Forecast for a full description and map of the Community Types. Unless 
otherwise noted, development forecasted in these areas in the MTP/SCS is based on 80 percent of 
the allowed density or intensity of the land use designations in adopted general plans. 

Established Community- This refers to the MTP/SCS Community Types.  Please see Chapter 3- 
Land Use Forecast for a full description and map of the Community Types. Unless otherwise noted, 
development forecasted in these areas in the MTP/SCS is based on 80 percent of the allowed 
density or intensity of the land use designations in adopted general plans. 

Developing Community- This refers to the MTP/SCS Community Types.  Please see Chapter 3- 
Land Use Forecast for a full description and map of the Community Types.  These areas were 
modeled according to the adopted and proposed specific plans, master plans, and special plans 
discussed throughout this document. 

S U M M A R Y  B Y  J U R I S D I C T I O N  

EL DORADO COUNTY 

Placerville 
Land development in the City of Placerville is significantly 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 relatively strong jobs base in the county.  Today the city is more than two-thirds 
built out and is primarily characterized in the MTP/SCS as an Established Community.  The 
MTP/SCS also designates a Center and Corridor Community along Placerville Drive and Highway 
50, in the city limits. This is consistent with the city’s Proposed Placerville Redevelopment Plan, 

DRAFT MTP/SCS 2035 Update - Appendix E-3 Land Use Forecast Background Documentation 35



which focuses on a reuse and revitalization strategy for the city’s western gateway.  The proposed 
plan would allow for redevelopment by authorizing the Redevelopment Agency to use a portion of 
the property taxes within the project area to improve infrastructure, revitalize property, and facilitate 
development in accordance with the general plan.   

Growth projections through 2035 reflect continued infill of the city’s vacant and underutilized 
parcels, with approximately 1,107 new housing units and 824 new jobs by 2035 in Established 
Communities and Center and Corridor Communities.  These new housing units range from low to 
medium-high density.  The new jobs are primarily commercial in the Center and Corridor 
Community, with new commercial, office, industrial and public uses in Established Communities.  
The city’s strong jobs-housing ratio of 2.5 currently is expected to move towards a more balanced 
jobs-to-housing ratio of 2.1 by 2035.  Moderate growth in both jobs and housing will occur steadily 
through the time period, with 2020 growth that is on par with the regional average for housing and 
employment growth that, at 40 percent of the 2035 employment growth happening by 2020, is 
slightly higher than the regional average.  The build out estimate for the city provides an additional 
1,854 new employees and 665 new homes post 2035. 

The regional monitoring program will include tracking of the ultimate resolution of the future of 
redevelopment functions through the courts and state legislature, which may influence the city’s 
plans for revitalization along Placerville Drive. 

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 Highway 50 and State 
Routes 49 and 193.  In the last decade, robust suburban residential and employment growth has 
occurred at the county’s western edge, in the communities of El Dorado Hills and Cameron Park.  
Due to the fact that these areas have a significant amount of existing homes and employment areas, 
Cameron Park, the portion of El Dorado Hills that is west of El Dorado Hills Boulevard, the areas 
immediately adjacent to Placerville, and the Diamond Springs area are designated as Established 
Communities in the MTP/SCS.  Today, these areas are primarily made up of low density housing 
and supporting commercial and public uses.  The remaining portion of El Dorado Hills, along with 
the adopted specific plans of Carson Creek, Bass Lake Hills, Valley View, Missouri Flats, and 
currently proposed Marble Valley make up the Developing Communities in El Dorado.  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.  This area is one of two Center and Corridor Communities in the county.  The 
other is located in the Diamond Springs area, along Pleasant Valley Road, between Missouri Flat 
Road and Highway 49.  The county recently adopted a mixed-use ordinance that allows mixed use 
development of commercial properties, up to 70 percent residential and 30 percent commercial.  El 
Dorado County’s general plan focuses the highest concentrations of housing and employment 
growth in these communities (designated Established and Center and Corridor in the MTP/SCS) 
while designating the rest of the unincorporated area for rural development and agriculture. The 
general plan also designates “agricultural districts”.  The purpose of these areas is to conserve, 
protect, and maintain agriculture use in these areas.  Within these districts, there are stronger policies 
on non-agricultural development, including providing a ten acre buffer between agricultural related 
and non-agricultural uses.  These areas, along with the eastern half of the county which is primarily 
forested and publicly owned lands, are designated in the MTP/SCS as lands not identified for 
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development in the MTP/SCS planning period, meaning no non-agricultural related development is 
projected in these areas.  The remaining county is considered Rural Residential Communities, 
consistent with the county general plan.  Although the general plan includes substantial theoretical 
opportunities for rural residential construction in these areas, market forces, county policies to 
protect and promote agricultural uses, and wildfire risk issues are expected to significantly limit the 
amount of actual rural residential development. 

The MTP/SCS forecasts 11,715 new housing units and 16,821 new employees in the 
unincorporated portion of El Dorado County by 2035.  The majority of this growth, 6,198 housing 
units and 14,925 employees, is located in Established Communities.  This new housing growth 
ranges from very low density to medium-high density.  Much of this is the continued build out of 
existing plans.  New employment in these communities is a mix of neighborhood supportive 
commercial and public uses, as well as filling in and expanding existing industrial/office parks along 
Latrobe Rd., and in various locations along Highway 50.   

Developing Communities in the MTP/SCS make up 5,107 of the new housing units and 691 
new jobs.  The portion of El Dorado Hills that is a Developing Community has approximately 3,500 
homes and 1,800 jobs today.  The MTP/SCS forecast includes an additional 1,472 new homes and 
258 new jobs in this area by 2035; however, planned capacity for this area includes an additional 
1,967 employees and 1,064 housing units.  The growth in this area is primarily very low density 
residential, averaging two units per acre with smaller scale neighborhood supporting commercial and 
new public uses.  Bass Lake Hills, immediately adjacent to El Dorado Hills is planned for almost 
entirely residential uses, has 1,183 new housing units and 57 new employees by 2035.  Similar to El 
Dorado Hills, this area is primarily very low density residential, averaging two units per acre.  This 
area is expected to build very close to its capacity by 2035, with only an additional 82 units of 
capacity remaining.  The Valley View specific plan area, located just south of Highway 50 from El 
Dorado Hills has a planned capacity for 2,862 housing units and 340 employees.  This housing has 
recently started building and has approximately 300 homes as of 2008.  The MTP/SCS forecast 
assumes construction of another 1,032 homes by 2035 and 132 new jobs.  Similar to its 
surroundings, this area has an average density of three housing units per acre and employment uses 
that are commercial and public.  Carson Creek is a Developing Community located on the 
Sacramento-El Dorado border, just south of Highway 50, which has begun to develop in recent 
years.  This area is projected to build out its residential capacity in the MTP/SCS planning period, 
adding 701 new housing units, and averaging about three units per acre.  The southernmost portion 
of this plan is for new industrial uses that have the potential to generate 3,620 new employees at 
build out.  Of this employment growth, 47 new employees are forecast in the MTP/SCS during the 
2035 planning period.  Missouri Flats, Developing Community just outside of Placerville, has plans 
to more than double the current 3,239 employees, reaching a potential 6,815 employees at capacity.  
This area is unique because it is currently more like an Established Community, however, the county 
has recently adopted design guidelines for the area to encourage revitalization and improve the 
quality and character of the area.  For this reason it is included as a Developing Community.  The 
MTP/SCS assumes only a small amount of housing and employment growth in this area, 197 new 
employees and 73 new housing units. Revitalization of an existing community often happens slower 
than new growth due to its location within the region; it is likely that this area will take time beyond 
the current planning period to realize its full employment capacity.  The final Developing 
Community is Marble Valley.  Though not yet adopted, the plan is expected to provide 3,013 new 
homes and 1,041 new jobs.  Because the plan it not yet adopted the MTP/SCS forecast projects only 
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646 of the new homes will occur by 2035.  Because it is a new plan, the average density is expected 
to be five units per acre, somewhat higher than the surrounding Developing Communities.   

Rural Residential Communities in El Dorado County are expected to experience low amounts of 
growth, approximately 395 new housing units and 770 new jobs by 2035.  The MTP/SCS forecast 
assumes relatively small amounts of new rural residential homes to be constructed in the region by 
2035.  This is in part due to the current recession combined changing demographics which suggest a 
higher percent of the population will want to live on smaller lots or in attached homes near existing 
jobs, services, and with more transportation choices.   

Unincorporated El Dorado County as a whole is forecasted to grow in pace with the regional 
average.  This means it will experience slower growth rates between now and 2020 as the region 
comes out of the current recession. Regionally, 28 percent of the 2035 employment growth is 
forecasted to occur by 2020 and 39 percent of the housing growth forecasted by 2035.  El Dorado 
County is projected to build 31 percent of its 2035 employment and 39 of the housing by 2020.  The 
jobs-housing ratio in 2035 is forecasted to improve slightly to 0.7, from 0.6 today. 

Trends that will be tracked through the regional monitoring program that could influence future 
land use forecasts in El Dorado County include the rate of increased job growth in the foothills, the 
degree to which the County’s priority of protecting and growing its agricultural activities succeeds, 
and the pace of rural residential construction. 

PLACER COUNTY 

Auburn  
Auburn has experienced a slow pace of growth over the past twenty years.  Development 

opportunities within the city are limited to a single greenfield site south of Interstate 80, scattered 
infill parcels, and redevelopment in the city’s redevelopment district.  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.  For this reason, most of the city and the SOI area are Established Communities in the 
MTP/SCS.  The half mile radius around the existing Amtrak station is a Center and Corridor 
Community.  The greenfield site, south of Interstate 80 has an adopted Specific Plan, known as 
Baltimore Ravine is a Developing Community in the MTP/SCS.  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’s Established Communities are primarily built out today in terms of new residential and 
employment capacity.  These areas have capacity to add approximately 2,000 new housing units; 
however, this is all through individual infill opportunities at maximum allowed densities and would 
take significant time to achieve.  Given the historic nature of residential growth in Auburn, the 
MTP/SCS forecast is for 360 new homes in Established Communities by 2035.  Similarly these areas 
have capacity for about 2,100 new employees, but the MTP/SCS forecast is for 636 new employees 
by 2035.  About 208 new employees and 287 new housing units are expected to be added to the 
Center and Corridor Community around the train station in the MTP/SCS planning period.  The 
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remaining growth in the MTP/SCS, 714 new housing units and 63 new employees, is in the 
Developing Community, Baltimore Ravine.  This plan is approved and expected to total 726 housing 
units with an average density of 10 units per acre and supporting commercial and public uses, 
generating potentially 200 employees at build out. 

Although the ratio of jobs-to-housing units is expected to remain jobs-heavy, it does improve 
slightly, from 1.4 to 1.3 in 2035.  A greater share of the housing growth will occur in the later years 
of the planning period as it is expected that the housing units in Baltimore Ravine will likely not 
begin construction right away.  Similar to many Developing Communities around the region, it is 
expected to start building by 2020, with the majority of the development will likely occur between 
2021 and 2035.  The employment forecast in the MTP/SCS for Auburn is similar to the majority of 
the region in that it will take time for the job market to recover and so slower job growth is expected 
in the early years.  However, Auburn job growth, because of its strong job base currently, is 
forecasted to occur a bit faster than the regional average.   

Among the factors that will be tracked through the regional monitoring program is the possible 
interplay between growth on the county’s valley floor and growth rates in Auburn.  If the expected 
success of the on-going effort to adopt a habitat conservation plan in this area stalls or fails it is 
possible that growth pressures may shift up into the foothills and change the projected pace of 
growth in Auburn.  Another factor that could increase Auburn growth rates would be the provision 
of additional commuter rail service to the city. 

 Colfax 
Colfax is a relatively small city that has experienced historically slow growth.  Though the city is 

not built out, much of the current development has been there for a long time and the city does not 
have any large new growth areas.  For this reason, most of the city is considered an Established 
Community in the MTP/SCS.  The city is currently working on a Highway Corridor Revitalization 
Plan for the area along Interstate 80 to encourage economic development of the area.  This portion 
of the city is a Center and Corridor Community in the MTP/SCS. 

Through 2035, Colfax is anticipated to grow slowly, with 659 new jobs and 180 new housing 
units by 2035. 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.  

Issues that we will track through the regional monitoring program include whether there are any 
unexpected market dynamics that increase growth rates substantially.  The recent resolution of the 
city's wastewater treatment issues has removed one important impediment to growth. 

Lincoln 
     The City of Lincoln has been one of the fastest growing cities in the Sacramento region for much 
of the last decade, more than tripling its population in the past ten years. The majority of the growth 
has been residential development in a few large specific plan areas, though commercial development 
has accelerated in the three to four years preceding the current recession. As a result of this growth, 
the residential capacity within the city limits is about 80 percent built out today. For this reason, the 
entire city limits, with the exception of the downtown area, is an Established Community in the 
MTP/SCS. The downtown area, because of its location along Highway 65 and its history as being 
the town center, is distinguished in the MTP/SCS as a Center and Corridor Community. The city’s 
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recently adopted 2050 General Plan will accommodate a major expansion of the population and city 
limits. The Plan was developed at approximately the same time as the Blueprint and the two 
documents are essentially consistent with each other. 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 to recognize the environmental and physical constraints of 
each village area. Large commercial, industrial and employment uses are planned for the areas along 
the nearly completed Highway 65 Bypass. All seven villages are in the city’s sphere of influence 
(SOI). Village 7 has a currently adopted specific plan, while the others do not. 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 is working with Placer County and federal and state resource agencies over those lands that 
will be preserved and developed within its future city limits. It is most likely that Villages 1, 2, and 7 
will begin construction within the current MTP/SCS planning period and they are, therefore, 
designated as Developing Communities. A portion of the current SOI, outside of the Villages, along 
Highway 65 is designated by the general plan for employment uses, including a medical center and 
light industrial uses. This area is also a Developing Community in the MTP/SCS. 
 
     The MTP/SCS forecasts 11,275 new housing units and 9,963 new employees in Lincoln by 
2035. About 4,000 of the new housing units are in the Center and Corridor Community and 
Established Communities. This growth ranges from very low density to medium-high density and is 
assumed to build out the residential capacity of the current city limits. Employment growth in 
Established Communities accounts for 4,754 of the new employees, which includes commercial, 
office, industrial, and public land uses. Within the Established Communities there still exists 
additional land capacity for another 5,800 employees. 
 
     The Developing Community that is located along Highway 65, currently in the SOI area of the 
city, includes 4,229 new employees by 2035 in the MTP/SCS forecast. This area is designated by the 
general plan for employment only and, therefore, no housing growth is assumed for this area in the 
MTP/SCS. This area has capacity beyond the MTP/SCS forecast for an additional 5,557 new jobs. 
Village 7 is the first of the Villages assumed to begin construction. As a result, the MTP/SCS 
forecasts this specific plan area will likely build out its 3,298 housing units and 395 employees by 
2035. This village includes an average residential density of ten units per acre with neighborhood 
serving commercial and public uses. Villages 1 and 2 make up the remaining growth for the city. 
Village 1 has a capacity of 3,524 housing units and 676 employees. The MTP/SCS forecasts 2,010 
new housing units and 275 employees by 2035. The average residential density is seven units per 
acre and the plan includes neighborhood serving commercial and public uses. Developing 
Community, Village 2, includes 1,997 new units and 235 new employees in the MTP/SCS. However, 
this village is planned for a capacity of 3,901 housing units and 352 employees. Similar to the other 
villages, Village 2 includes neighborhood serving commercial and public uses, and has an average 
residential density of eight units per acre. 
 
     While Lincoln has experienced rapid growth in the early part of the decade, the current recession, 
high foreclosure rates, and changing demographics are likely to contribute to a slower housing 
growth rate for the city that is on par with the regional average rather than significantly higher than 
it. Close to the regional average of 39 percent, the MTP/SCS forecast assumes 38 percent of the 
2035 housing growth will occur by 2020. Much of this growth is expected to occur in the existing 
city limits, in Established Communities, with the build out of currently developing subdivisions. 
Lincoln is projected to experience increased job growth into the future as it merges with the growing 
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southwest Placer job center along the Highway 65 corridor. The completion of the Highway 65 
Bypass also contributes to the higher percentage of jobs in the city. By 2020, the MTP/SCS 
forecasts approximately 37 percent of the 2035 jobs will be realized, compared to the regional 
average of 28 percent. Because of the employment growth expected to occur in the city, housing 
development in Village 7 is forecasted to begin by 2020 as well. This growth forecast works to 
improve the city’s jobs-housing ratio from 0.5 today to 0.7 by 2035. 
 
     There are at least three key variables to monitor carefully that may influence the timing and 
nature of growth in Lincoln in future MTP/SCS updates. First, the Lincoln Bypass, a major 
investment whose first phase is well under construction and expected to be completed in 2012.  
Second, the timing of completion of the Placer County Conservation Plan, which currently appears 
to be on a positive trajectory headed towards resolution; however, challenging issues remain 
including some involving lands within the Lincoln SOI. Third, Placer County has started an informal 
discussion about the pros and cons of designating cities as the primary entities responsible for 
urbanizing lands in southwest Placer County. Any one of these three variables could alter market 
conditions enough to warrant changes in future MTP/SCS’s. 

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 some infill and redevelopment in the downtown area.  Because of this, the 
Town Center area is a Center and Corridor Community in the MTP/SCS, while the housing and 
industrial employment areas bordering it are characterized as Established Community and the 
remaining portions of the city are Rural Residential Community. 

Loomis’ projected MTP/SCS growth of 947 new employees and 938 new housing units by 2035 
is expected to happen slowly over the planning period and primarily in the Center and Corridor 
Community and Established Community.  This growth is consistent with the general plan allowed 
uses and densities in these areas.  With no plans for expansion, the town’s residential growth is 
limited to development of the remaining vacant rural residential lands, and minimal development in 
its downtown.  Employment growth will be concentrated along the Interstate 80 corridor and in the 
downtown.  Residential growth will be slow, with the town only likely to see 20 percent of its 2035 
housing growth by 2020.  The town’s strong existing jobs-housing balance is expected to be 
maintained through 2035. 

The regional monitoring program will include tracking the fate of funding for urban infill 
development such as envisioned in the town’s core area, and the potential impact any additional 
commuter train service in Placer County might have on growth rates and patterns in and around 
Loomis. 

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.  The city experienced significant residential growth prior to the 
current recession and as a result, today the city is about 75 percent built out in its housing capacity.  
The city is currently completing a general plan update, which assumes build out of the city 
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residential uses by 2035 using the city’s mid-range growth projections.  As part of the general plan 
update (in progress), the city is incorporating its Conceptual Downtown Rocklin Plan that will 
provide significant capacity for residential and employment growth in the downtown area.  The 
Downtown Plan area is located within the half mile radius of the existing Amtrak station.  This 
entire area is a Center and Corridor Community in the MTP/SCS.  The city has four new growth 
areas, two residential focused and two employment focuses within the city.  These areas are 
Developing Communities in the MTP, while the remainder of the city is considered an Established 
Community.   

These four Developing Communities represent the next increment of significant new growth in 
the city.  Sunset Ranchos is an adopted specific plan area that has begun building in recent years.  At 
build out the plan will include a total of 4,339 housing units and 1,944 jobs.  With an average 
residential density of eight units per acre, this area is primarily low and medium density uses with 
some neighborhood supporting commercial and public uses.  Directly west of Sunset Ranchos, 
along Highway 65 is the city’s newest employment center.  Though building activity has just started, 
this area could accommodate up to 13,473 employees at build out and is primarily made up of 
commercial, office, and light industrial uses.  The second employment only Developing Community 
in Rocklin is along Interstate 80.  At build out, this area could potentially add 3,347 new employees 
to the city.  The fourth and final Developing Community in Rocklin is the Clover Valley Specific 
Plan area.  Clover Valley is planned for 564 low density units, averaging four units per acre and some 
small commercial and public uses. 

Similar to the general plan update projections, the MTP/SCS forecast for Rocklin is that most of 
the city’s residential capacity will be built by 2035.  The city’s employment centers are expected to 
grow significantly by 2035, but will not likely reach its capacity for some time beyond the MTP/SCS 
planning period.  By 2035, the MTP/SCS forecast for the city includes 6,358 new housing units and 
9,128 new jobs.  About 85 percent of this housing growth will occur by almost building out the two 
residential Developing Communities and by building out existing subdivisions and infill in 
Established Communities.  The Center and Corridor Community is expected to grow by 975 
housing units and 418 employees.  This residential growth is expected to be higher density and will 
be added through small-scale infill and redevelopment and, therefore, is expected to be implemented 
slowly over the MTP/SCS planning period.  Due to past development trends, when current 
economic conditions improve as projects in the MTP/SCS land use forecast by 2035, Rocklin along 
with the rest of southwest Placer County, is anticipated to be one of the first areas in the region 
where recovery in both residential construction and employment growth will occur.  As a result, 
Rocklin’s job and housing growth is expected to outpace the regional average.  The MTP/SCS 
forecasts 43 percent of the 2035 employment growth forecast by 2020, compared to the regional 
average of 28 percent of the 2035 employment growth by 2020, will occur in Rocklin.  These 
estimates are more in line with the city’s mid-range growth projections in the general plan update as 
compared to the low-range growth that has actually been experienced over the last several years. 

The regional monitoring program will include tracking the resolution of local government 
redevelopment authorities as well as any potential changes in market trends in this area once the 
region comes out of the recession and many of the planned development in the southwest Placer 
area begin to build. 
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Roseville 
     Roseville sits at the heart of the southwest Placer employment center. In the past decade, the city 
experienced significant housing growth; however housing growth still did not keep pace with 
employment. 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. With the exception of the West Roseville specific 
plan area, the city’s residential capacity is about 88 percent built out. For this reason, most of the city 
is considered Established Communities in the MTP/SCS. Roseville has three Center and Corridor 
Communities. The first includes the half mile radius around the existing Amtrak station, including 
the Downtown Specific Plan and Riverside Gateway areas. The second two are centered on the 
Sunrise Boulevard and Douglas Boulevard intersection, and correspond with two of the city’s 
primary future target infill and revitalization areas. The West Roseville specific plan, adopted in 
2004, began construction of homes in 2006. Since adoption of the plan, landowners have applied for 
rezones to increase the capacity and density of the plan. While this area has about 1,200 homes 
today, it has capacity for an additional 7,626 and for this reason it is a Developing Community in the 
MTP/SCS.  Two other Developing Communities are identified for development during the 
MTP/SCs planning period: Sierra Vista and Creekview. Sierra Vista is a recently adopted specific 
plan, also recently annexed into the southwestern city limits. The city has an existing Memorandum 
of Understanding (MOU) with the US Fish and Wildlife Service, which enables early consultation 
with federal resources agencies. Creekview, within the city’s northwest SOI is currently in the 
entitlement process. An existing MOU developed in 2000 with Placer County designated Roseville 
as the lead agency to plan the urbanization of both the Sierra Vista and Creekview planning areas. 
The city has one additional new growth area it is considering at this time, which is located just north 
of the Creekview specific plan, outside of the current SOI area. Because a development application 
was only submitted in May 2011 and is anticipated to take several years to process, it is not 
considered for development in this MTP/SCS planning period. 
 
     With 28,480 new jobs and 18,162 new housing units, job growth is expected to outpace housing 
growth through 2035 in Roseville. About 65 percent of the job growth is forecasted to occur in 
Established Communities. This is primarily through filling in existing employment areas, including 
regional retail centers, office parks/light industrial complexes, and industrial parks. These 
Established Communities have land capacity for an additional 10,690 new employees. Residential 
growth capacity in these Established Communities is much smaller as much of it is small, infill 
development. The MTP/SCS forecasts 3,179 new housing units in these areas by 2035. The majority 
of the new housing growth is in Developing Communities. The West Roseville area is assumed to 
build out its planned 8,845 housing units, at an average of seven units per acre, by 2035.  This area 
also has plans for new commercial and office uses, which could result in 3,342 new employees at 
build out. The MTP/SCS forecasts 2,618 of the new employees by 2035. Sierra Vista is also 
projected to reach close to its build out potential by 2035. With 6,100 new housing units and 4,797 
new jobs by 2035, the MTP/SCS forecast is nearing the 6,650 new homes and 5,382 new jobs in the 
plan’s build out capacity. Housing growth in this area will range from low to high density, with an 
average density of 10 units per acre. Employment uses include commercial and neighborhood 
supporting public uses. The remaining Developing Community, Creekview, is assumed to start 
building later in the planning period than Sierra Vista and is forecasted to build a little more than 
one-quarter of its 2,011 housing unit capacity by 2035. This area is mostly medium density 
residential, with an average density of 11 units per acre. It includes some neighborhood supportive 
commercial and public uses, generating 380 new employees in the MTP/SCS, with capacity for an 
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additional 38. Unlike Established Communities, which experience high employment growth relative 
to housing growth, Developing Communities experience high housing growth relative to 
employment growth. This is due to two factors: (1) most of the residential growth in Developing 
Communities is not expected to fully build out by the horizon year of the MTP/SCS and, therefore, 
a critical mass of housing is not present to support planned employment growth; and (2) most 
Developing Communities are located around existing regional jobs centers in southwest Placer 
County, southeastern Sacramento County, and urbanized Yolo County and are intended to provide 
nearby housing for those jobs centers. 
 
     Job growth in Roseville is somewhat slower in the early years of the plan compared to historic 
trends, but is expected to keep pace with residential development and outpace the regional average 
for growth by 2020. With approximately 9,800 new employees and 9,700 new housing units by 2020, 
the city is forecasted to get 34 percent of its 2035 job growth and 53 percent of its 2035 housing 
growth by 2020. Over three-quarters of this jobs growth is expected in the existing job centers in 
Established Communities. Most of the housing growth in the early years, by 2020, is in the West 
Roseville and Sierra Vista areas. Redevelopment and infill, both mixed-use and residential, in the 
Center and Corridor Communities are forecasted to be slow and steady throughout the planning 
period. These Center and Corridor Communities are forecast for 696 new housing units and 2,178 
new employees in the MTP/SCS planning period. Build out potential in these areas is significant, 
14,697 additional employees and 823 additional housing units. With other large established 
employment centers in the city, it is unlikely that these areas will reach their employment capacity for 
some time, well beyond the current MTP/SCS planning period. 
  
     There are several on-going planning initiatives which may influence the growth projected for 
Roseville in future amendments to the MTP/SCS, including new, linked discussions between the 
City and Placer County regarding the possibility that Roseville may become a part of the PCCP, and 
that the county may decide to ask the cities in southwest Placer County to be the local governments 
with primary responsibility for future urbanization decisions. Either or both of these, as well as 
other dynamic planning issues in the city, could result in changed conditions that warrant 
refinements to some of the assumptions on which this land use forecast is based. 

Placer (Unincorporated County) 
Historically, development in unincorporated Placer County was concentrated in rural 

communities, the majority of which are clustered along the Interstate 80 corridor.  The MTP/SCS 
describes these areas as Rural Residential Communities.  Clusters of more concentrated housing and 
employment are located near more urban areas of the county.  The areas immediately surrounding 
the cities of Auburn and Colfax, as well as Granite Bay, and the Sunset Industrial area are all 
examples of this.  These areas are characterized as Established Communities.  In the past several 
years, Placer County has approved a number of new specific plans, which will allow significant new 
residential and employment growth in the county.  Because these areas are new development areas, 
they are characterized as Developing Communities in the MTP/SCS.  These Developing 
Communities include the specific plans for Placer Vineyards, Regional University, Riolo Vineyards, 
and Bickford Ranch.  The county’s long term vision for growth includes an additional new growth 
area, located just north of Baseline Road and the Placer Vineyards plan area.  This area has been 
identified in for future growth in the general plan and the County Board of Supervisors has recently 
updated the county’s work plan to include development of a specific plan for this area.  This area 
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and the remaining portions of the unincorporated county are not identified for development in the 
current MTP/SCS planning period. 

Placer Vineyards is the largest Developing Community in Placer County, located on the 
Sacramento-Placer county line.  At build out this plan will accommodate land for about 7,691-8,267 
employees and 14,132-21,631 housing units.  Employment uses include commercial, office, 
industrial and public uses.  Residential uses range from low density to high density, including mixed-
use, with an average density of 7-11 units per acre.  Regional University, located adjacent to the 
Roseville city limits is planned for 4,389 new housing units and about 1,900 new jobs at build out.  
This plan includes land for a new university campus, which is where the majority of the jobs are 
expected to come from, along with some neighborhood serving retail and commercial uses.  Because 
the plan includes a major university campus and it is adjacent to a more urban part of the county, 
Roseville, the residential densities planned for this area will average 13 units per acre, not including 
the on-campus housing.  These two plans represent a shift in the traditional type of development 
Placer County has done historically.  Riolo Vineyards is located between Placer Vineyards and the 
established, but rural community located around PFE Road and Walerga Road.  This plan, at build 
out will include 938 housing units, at an average density of four units per acre and about 170 jobs, 
mostly neighborhood service commercial and public uses.  The Developing Community, Bickford 
Ranch, is located in a primarily rural residential area, east of Lincoln.  This plan has capacity for 
1,900 homes, averaging three units per acre, and about 200 employees that are mostly neighborhood 
supporting commercial and public uses. 

Because of the amount of development planned in the southwest portion of the county, Placer 
County, in partnership with South Placer Regional Transportation Authority, Placer County Water 
Agency, the City of Lincoln, CA Department of Fish and Game, U.S. Fish and Wildlife Service, 
National Marine Fisheries Service, the U.S. Army Corps of Engineers, U.S. Environmental 
Protection Agency, and the California Regional Water Quality Control Board is developing the 
Placer County Conservation Plan (PCCP).  The Conservation Plan is being prepared in three phases.  
Phase 1 is currently underway and covers 273,983 acres of the valley floor and low foothill portions 
of Placer County.  The Agency Draft Placer County Conservation Plan was released on February 1, 
2011. 

 
Capacity in Established Communities and Developing Communities is estimated at 37,131 new 

homes and 93,331 new jobs.  Established Communities, if built out, would add 82,900 new jobs, 
most of which in the Sunset Industrial Community Plan area.  Established Communities, also if built 
out, would add 8,437 new housing units.  The remaining capacity comes from Developing 
Communities, cited above.   

While there is a large amount of residential capacity in Rural Residential Communities, that 
capacity is not considered in the capacity number cited above.  Rural Residential Communities in 
Placer County are expected to experience low amounts of growth, approximately 2,090 new housing 
units and 342 new jobs by 2035.  The MTP/SCS forecast assumes relatively small amounts of new 
rural residential homes to be constructed in the region by 2035.  This is in part due to the current 
recession combined with changing demographics which suggest a higher percent of the population 
will want to live on smaller lots or in attached homes near existing jobs, services, and with more 
transportation choices.  In Placer County, this is also in part due to potential wildfire risks in these 
areas. 
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     In total, the MTP/SCS forecast for unincorporated Placer County includes 17,799 new housing 
units and 17,971 new jobs by 2035.  Of this, the majority of new jobs, 14,143, are in Established 
Communities, primarily located in the Sunset Industrial Community Plan area and the area around 
Auburn.  Established Communities also account for 2,686 of the new housing units.  The majority 
of the new homes are in the southwest Placer Developing Communities.  Placer Vineyards, the 
largest of the plans is projected to construct 7,886 new housing units and 3,007 new employees in 
the MTP/SCS.  Regional University includes 2,781 new housing units and 349 new jobs.  The 
development of the university is not included in the MTP/SCS because it is most likely to begin 
construction after the current planning period.  The MTP/SCS forecast includes 928 new housing 
units and 130 new employees in Riolo Vineyards and 1,428 new homes are in Bickford Ranch.  The 
MTP/SCS forecast assumes 30 percent of the 2035 housing and job growth will likely occur by 
2020.  This early job growth outpaces the regional average and is likely to occur because the 
southwest Placer area is a strong and growing regional job center today.  The housing growth is 
slower in the early years than the regional average of 39 percent primarily because so much of the 
new housing growth is in Developing Communities that have not yet begun building.  While it is 
anticipated that all four Developing Communities will begin construction prior to 2020, it will likely 
begin very close to 2020 and therefore most of the growth in these communities is expected to 
happen in the latter half of the planning period.     

The timing of PCCP adoption will be the dominant issue tracked through regional monitoring 
that might influence Placer County growth patterns in future MTP/SCS updates.  The ultimate 
resolution of the PCCP may also influence the expected pace of rural residential development. 

SACRAMENTO COUNTY 

Citrus Heights 
Citrus Heights has limited growth opportunities in the near term as the city is nearly built out, 

with 78 percent of its employment growth capacity and 91 percent of its housing growth capacity 
built today.  For this reason, much of the city is characterized as Established Community in the 
MTP/SCS.  The city has one large remaining infill opportunity in the Established Community area 
and that is the golf course located near Greenback Lane and Sunrise Avenue.  The city and the 
redevelopment agency have identified two corridors in the city for targeted redevelopment and 
revitalization.  These areas, the Auburn Boulevard corridor and the Greenback Lane corridor, make 
up the Center and Corridor Communities in the MTP/SCS within the city.  The city will use the 
approved Auburn Boulevard Specific Plan and the completed Sunrise Market Visioning Project to 
facilitate redevelopment and infill in these Center and Corridor Communities.   

The MTP/SCS forecast for Citrus Heights is 3,758 new housing units and 4,539 new employees 
by 2035.  Of this, 59 percent of the new jobs and 34 percent of the new housing units are expected 
to occur in Center and Corridor Communities while the remaining growth is in Established 
Communities, including the development of the golf course property noted above.  Most of this 
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 significant infill growth in either of these community types in 
Citrus Heights.  Only 19 percent of the city’s 2035 employment growth and 20 percent of the city’s 
housing growth is expected to occur by 2020.  In both cases, this is significantly lower than the 
regional average of 28 percent of 2035 job growth and 39 percent of 2035 housing growth by 2020.  
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Because employment in the city is projected to grow slightly faster than residential, the city’s jobs-
housing balance will improve slightly from 0.5 today to 0.6 in 2035. 

Regional monitoring will focus on the future of redevelopment authorities for local 
governments, which could in turn influence the pace of growth in Citrus Heights. 

Elk Grove 
Over the last decade Elk Grove has experienced significant residential growth.  While much of 

this development is newer, particularly west of Highway 99, it has happened so rapidly that the city 
is almost 75 percent built out in terms of residential uses and 56 percent build out in employment 
uses.  For this reason, much of the city is considered an Established Community in the MTP/SCS.  
Not included in the Established Community area are the rural residential areas, historic Elk Grove, 
and the newest and not yet built planning areas.  The northeast corner of Elk Grove has historically 
been rural residential uses.  This area is intended for continued rural residential uses in the city’s 
general plan and as a result, this area is a Rural Residential Community in the MTP/SCS.  Old Town 
Elk Grove is a Center and Corridor Community in the MTP/SCS, consistent with the city’s 
revitalization effort in its Old Town Elk Grove Special Planning Area.  The newest specific plan in 
the city to be adopted and start building in recent years is Laguna Ridge.  Less than ten percent built 
out today, Laguna Ridge is a Developing Community in the MTP/SCS.  A second Developing 
Community is known as the Triangle Special Planning Area.  Similar to Laguna Ridge this plan area 
has also started building in recent years and is just less than half built out today.  Three other new 
growth areas in the city, all in the southern portion of the city adjacent to Laguna Ridge, represent 
the next increment of new growth for the city.  This area is covered by three Developing 
Communities, the adopted Lent Ranch Marketplace Special Planning Area and two policy areas, 
Sterling Meadows and Southeast Planning Area.  Elk Grove recently completed a Market Study for 
the city to identify economic development opportunities and land use needs for the city.  The study 
supports the city’s strong desire to add more jobs to the city to help balance the currently housing 
concentrated character.  The city also currently has a sphere of influence amendment application in 
with Sacramento LAFCO to create a sphere of influence directly south of the existing city limits. 
The city has indicated that its intention for the proposed SOI is to help in bringing more 
employment opportunities to the city in the long term.  This area is not identified for development 
within the current MTP/SCS planning period.     

By 2035, the MTP/SCS forecast for Elk Grove adds 16,992 new housing units and 19,189 new 
employees to the city.  Approximately 26 percent of these housing units and 47 percent of the 
employees are building out the city’s Established Communities and Rural Residential Communities.  
The majority of the new growth, approximately 74 percent of the housing growth and 53 percent of 
the employment growth, will occur in the city’s Developing Communities.  The Laguna Ridge 
Specific Plan is approved to build 7,767 housing units; however, the city has estimated a reduced 
build out estimate of 6,400 units will likely be built.  The MTP/SCS forecast is for a total of 7,590 
housing units built by 2035 in this area, with an average density of eight units per acre.  This area is 
also planned for employment uses including retail, office, and future civic center that, together, will 
generate 4,281 employees in total by 2035.  Because the plan is adopted, has no infrastructure or 
natural resource issues, and market trends are pointing towards smaller lot sizes and not larger, it is 
likely that the approved build out, or something very close to it, is most likely to be built by 2035. 
The Lent Ranch Special Planning Area is primarily a plan for new employment uses that could 
accommodate 4,400 employees and 280 new multi-family units at build out.  The MTP/SCS forecast 
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for this Developing Community is for 3,207 new employees and 280 new housing units at an 
average density of 24 units per acre.  The Southeast Planning Area is proposed to include 4,600 
homes and land for 5,100 jobs.  Though this area does not have an adopted plan, the MTP/SCS 
forecasts 4,077 new homes and 3,493 new jobs in this area by 2035 because of its proximity to other 
Developing Communities and because the city’s overall growth forecast cannot be met without 
development of this area.  Sterling Meadows, a Developing Community situated in between 
Southeast Planning Area and Lent Ranch, is a residential only community planned for 1,204 new 
units at a density of eight units per acres.  The MTP/SCS forecast assumes approximately 79 percent 
of these units will develop by 2035.  The remaining 113 new housing units in the MTP/SCS forecast 
for Elk Grove come from the Triangle area.  This Developing Community at build out would add 
an additional 200 units to the 113 units forecast in the MTP/SCS. 

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/SCS planning 
period.  About five percent of the regional employment growth is forecasted in Elk Grove.  This is 
supported by the city’s effort to attract more jobs and that by the fact that it has begun to see some 
of this employment growth in the recent arrivals and expansions of a number of medical facilities. 
The MTP/SCS forecast provides a jobs-housing ratio of 1.1 for the growth in the city; this will help 
improve the city’s jobs-housing balance from .06 today to 0.7 in 2035.  It will, however, take time 
for the city to establish this jobs growth.  Because of the current recession and particularly high 
vacancy rates in commercial and office buildings today, much of the employment growth is expected 
to occur in the latter half of the planning period while the residential growth is expected to grow 
faster in the early years of the plan.  Approximately 28 percent of the city’s 2035 employment 
growth is forecast to occur by 2020, while approximately 49 percent of the city’s 2035 housing 
growth is forecasted by 2020.  Much of this housing is the continued build out of Laguna Ridge 
which is under construction today. 

Key issues that may influence the trajectory of growth in Elk Grove that will be tracked through 
the regional monitoring program include the timing of implementation of the South Sacramento 
HCP, which includes Elk Grove, the nature of the city’s SOI, once its approved by LAFCO, and the 
pace of success of the city’s substantial initiatives to promote jobs growth, and whether the city 
starts to experience any of the types of redevelopment activity in existing areas that are part of the 
typical evolution of urban areas.  Any or all of these could lead to a changed land use forecast for 
the city in future MTP/SCS update cycles. 

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 decade.  Today, about 87 percent of the city’s 
housing capacity and 64 percent of the employment capacity is built out.  Therefore, much of the 
existing city is characterized as Established Community in the MTP/SCS.  The city’s historic 
downtown and three light rail station areas (within a half mile of each) are Center and Corridor 
Communities in the MTP/SCS.  Earlier this year the city completed its Historic Sutter Street 
Revitalization Project, which included streetscape and building façade improvements and also a new 
public plaza which is currently under construction.  This area also includes future plans for mixed-
use commercial and residential projects.  The city recently adopted a specific plan for the area just 
south of the city limits, in the current SOI area, and is actively pursuing annexation of the area.  This 
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specific plan area is a Developing Community in the MTP/SCS.  This specific plan is for a mix of 
housing and employment that, at build out, would include 10,210 new housing units and 13,210 new 
employees.  Employment uses include commercial, office, light industrial and public.  The average 
residential density for this plan is 9 units per acre. 

Capacity in the city, including the current SOI area, is estimated at 14,139 new housing units and 
32,381 new jobs.  Established Communities, if built out, would add 15,595 new jobs and 3,155 new 
housing units.  Build out capacity in Center and Corridor Communities would add 775 new housing 
units and 3,575 new employees.  The remaining capacity comes from the Developing Community, 
cited above.   

In total, the MTP/SCS forecast for Folsom includes 10,247 new housing units and 13,304 new 
jobs by 2035.  Of this, the majority of the new jobs, 10,264, are in Established Communities.  The 
majority of the new jobs are commercial, office, and light industrial filling in the existing 
employment centers along Highway 50.  Established Communities also add 2,795 new housing 
units.  These are primarily filling in the newer subdivisions in the eastern portion of the city.  New 
development in Center and Corridor Communities includes 1,749 new jobs and 765 new housing 
units.  Almost all of the new housing capacity in these areas is included in the MTP/SCS because 
much of it is under construction or proposed today.  The majority of the new jobs come from larger 
commercial, office, and industrial infill opportunities around some of the light rail stations.  A 
smaller number of employees in these areas are from new public uses and mixed-use developments.  
The Folsom SOI includes 65 percent of the city’s new housing growth and 10 percent of the new 
employment growth.  Because Folsom is a growing community and is nearly built out today in 
residential capacity, this Developing Community is where much of the future housing growth is 
projected to occur.  Conversely, the city has a high percentage of existing undeveloped employment 
land in the city limits and that, combined with currently high vacancy rates, make employment uses 
in the SOI less likely to begin construction as early as the housing development will begin.  The city 
as a whole includes a regional job center, good transit access, and as a result the city is expected to 
grow faster than the regional average.  The MTP/SCS forecast assumes 52 percent of the 2035 
housing growth will occur by 2020 and approximately 35 percent of the 2035 jobs will occur by 
2020.   

Issues that will be tracked through the regional monitoring program include whether the 
relatively high commercial growth planned in the SOI plan is realized and whether there is any fine-
tuning to the housing plans in the SOI. 

Galt 
The City of Galt is centered on Highway 99 at the southern edge of Sacramento County.  In the 

past decade, the city has experienced moderate housing and employment growth.  Today about 80 
percent of the city’s residential capacity is built out.  For this reason, most of the area in the existing 
city limits is characterized as Established Community in the MTP/SCS.  These Established 
Communities have the capacity to add 1,845 new housing units, primarily through building out 
existing subdivisions and some infill, and 6,351 new jobs.  The majority of the potential new jobs are 
industrial uses in the existing industrial complexes located north of Elm Avenue and new 
commercial uses along Highway 99.  The city’s historic downtown and the adjacent Lincoln Way 
and C Street corridors are Center and Corridor Communities in the MTP/SCS, as is part of the 
Twin Cities Road area.  This area has capacity to add about 178 new housing units and 1,322 new 
jobs.  Included in this capacity is the recently constructed Galt Place, an 80 unit mixed use senior 
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living facility.  The city recently adopted a new general plan.  This plan includes new employment 
and residential growth outside of the city limits, with planned employment uses concentrating north 
of the city along Highway 99 and residential and neighborhood supporting employment uses to the 
east.  The city recently received LAFCO approval for this new SOI boundary, which actually shrinks 
the footprint of the city’s previous SOI area by removing much of the western area from the city’s 
SOI.  This area is a Developing Community in the MTP/SCS.  Though there is no specific plan for 
the area, the general plan designated land uses include residential growth that would average five 
units per acre that could result in a total of 7,577 housing units and 24,040 employees at build out.  
Much of the new employment concentrated along Highway 99 is a targeted effort by the city to 
provide economic development opportunities in the city that will help improve the city’s currently 
low jobs/housing ratio.  

In total, the MTP/SCS forecast for Galt includes 2,905 new housing units and 3,041 new jobs by 
2035.  Of this, 1,841 new housing units and 2,078 new employees are in Established Communities; 
178 new housing units and 827 new employees are in Center and Corridor Communities; and 886 
new housing units and 136 new employees are in Galt SOI Developing Community.  The MTP/SCS 
forecast assumes 28 percent of the 2035 housing and employment growth will occur by 2020.   

Like many other jurisdictions throughout the region and in Sacramento County especially, future 
growth patterns in Galt could be influenced by the timing of implementation of the South 
Sacramento HCP, which includes Galt, and the ultimate resolution of redevelopment powers for 
local governments at the state level.  Future transit connections both north to Elk Grove and 
Sacramento and south to Lodi and Stockton could also influence growth patterns in Galt. 

Isleton 
The city of Isleton is located in the southern most portion of Sacramento County in the 

Sacramento River Delta.  Almost 70 percent built out, the city is an Established Community in the 
MTP/SCS.   

Capacity in Isleton is estimated at 158 new housing units and 56 new jobs.  In total, the 
MTP/SCS forecast for the city includes 91 new housing units and 44 new jobs by 2035.  The 
MTP/SCS forecast assumes about 29 percent of the 2035 housing and employment growth will 
occur by 2020.   

Isleton growth patterns are strongly influenced by its location in the Delta, and the progress of 
implementing new state legislation affecting all aspects of the future of the Delta will be tracked for 
its potential influence on Isleton and other portions of the region. 

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.  These new adopted and proposed specific plans are characterized as 
Developing Communities in the MTP/SCS and include the following plan areas: Sunridge, Ranch at 
Sunridge, Suncreek, Arboretum, Rio Del Oro, and Westborough.  The city has four light rail stops 
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within the city limits.  These station areas, along with the entire Folsom Blvd corridor, are part of 
the city’s adopted Folsom Boulevard Specific Plan.  This specific plan supports high density and 
mixed use development and redevelopment along the corridor.  This area is a Center and Corridor 
Community in the MTP/SCS.  The remaining city is characterized as an Established Community in 
the MTP/SCS. 

Within these community types, the city has the capacity to add 79,687 new jobs and 49,065 new 
housing units by 2035.  Established Communities have the capacity to add 28,872 new jobs and 
1,743 new housing units.  These new commercial, office, and industrial jobs are primarily located in 
the central portion of the city in the office park and industrial complexes that exist today.  The 
housing capacity comes from building out newer subdivisions and more traditional infill.  The 
Folsom Boulevard Specific Plan, due to its higher densities and office and commercial mixed use 
land designations, has the potential to add 23,740 new jobs and 9,668 new housing units.  The 
remaining 34 percent of the new employment capacity and 77 percent of the new housing capacity is 
in the Developing Communities.  Sunridge is the only Developing Community in the city that has an 
adopted specific plan and has started building.  At build out this area will include 8,763 housing units 
and 3,547 jobs, although the final resolution of on-going litigation and subsequent decisions by the 
Army Corps of Engineers potentially affecting up to four of the sub-areas in that plan bordering 
Grant Line Road could ultimately change these estimates.  This area includes new commercial and 
public uses and a range of new housing types, averaging eight units per acre.  In the middle of the 
Sunridge Specific Plan area is another Developing Community, the Ranch at Sunridge.  Though this 
plan is not yet adopted, it proposes to add 2,713 new homes and about 360 new jobs.  This plan 
includes mostly residential uses, averaging 12 units per acre, with some supporting commercial and 
public uses.  Directly south of Sunridge and the Ranch at Sunridge is Suncreek.  This proposed 
specific plan has capacity to add up to 5,616 new homes and 1,404 new jobs.  Similar to its 
surroundings, this plan is mostly residential, with an average density of 9 units per acre, and includes 
some neighborhood serving commercial employment uses as well.  South of Suncreek, reaching the 
southernmost portion of the city is the proposed Arboretum development.  This proposed plan, 
with an average density of 11 units per acre and supporting commercial uses, could add 4,992 new 
housing units and 3,861 new jobs.  Heading back north, just above Douglas Road, is the proposed 
Rio Del Oro Specific Plan.  This is the largest Developing Community in the city.  Located adjacent 
to the eastern edge of the city’s existing industrial complex areas, this plan is proposed to expand 
those employment uses and add significant housing.  In total, this proposed plan would add 12,558 
new jobs and 11,761 new housing units.  The western portion of the plan includes all types of 
employment uses, primarily office and light industrial.  New housing growth also includes a wide 
range of housing types, which have an average density of ten units per acre.  Directly north is 
Westborough.  This Developing Community is the least far along in the planning process.  An initial 
proposed plan that could add 6,076 new housing units and 5,382 new jobs.  Similar to Rio Del Oro, 
this plan would include a variety of employment uses, including office parks and industrial uses.  
Expected for higher density development, this plan would average 15 units per acre.      

The MTP/SCS forecast includes 26,376 new jobs and 25,354 new housing units by 2035.  While 
Rancho Cordova is expected to maintain its share of the region’s employment, it will increase its 
share of the region’s housing by 2035, bringing its high jobs-to-housing ratio toward balance- from 
2.2 today to 1.6 in 2035.  The majority of new housing growth, 74 percent, is in Developing 
Communities (about half of their total capacity).  Because these Developing Communities are 
clustered together, in an urban area with a regional employment center, and are all planned for 
densities consistent with the small lot and attached products that are projected to be in high 
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demand, the MTP/SCS assumes that all of these Developing Communities begin to build by 2035.  
These areas account for significantly less of the city’s MTP/SCS employment forecast.  About 27 
percent of the new jobs in the city will be in Developing Communities.  Because many of them are 
housing focused, it is likely that the housing units will begin building before the employment uses.  
Additionally, the city has existing employment centers that will capture much of the estimated 
employment growth.  Established Communities make up 60 percent, or 15,744 of the new 
employment growth and 7 percent or 1,712 of the new housing units.  As noted, most of this 
employment growth is projected to be in the existing employment centers near the center of the city, 
south of Highway 50, while the majority of the new housing growth will occur through infill and 
building out existing subdivision.  The Center and Corridor Community makes up the remaining 
3,446 new jobs and 4,824 new housing units in the city in the MTP/SCS.  Infill and redevelopment 
along the Folsom Boulevard corridor is largely expected during the latter portion of the planning 
period.  In this Center and Corridor Community, only 11 percent of the housing growth and 23 
percent of the employment growth expected by 2035 is assumed to occur by 2020.  Similarly, the 
Developing Communities also have the majority of their growth happening in the latter half of the 
planning period.  Because many of these plans are not yet approved, but are currently in process, it is 
likely that not all of them will begin to build by 2020 and many of them will have just begun 
construction somewhere close to 2020.  Because of the slower growth anticipated in the early years 
of the plan in these two community types, the city as a whole is expected to grow slower than the 
regional average during the first 12 years of the plan.    

Issues to track through the regional monitoring program include how the final resolution of the 
South Sacramento HCP, the resolution of outstanding legal issues in some of the developing areas, 
and the state’s attempt to restrict local government redevelopment patterns ultimately affect growth 
patterns in the city. 

Sacramento 
The City of Sacramento is centrally located in Sacramento County and is the largest city in the 

SACOG region, currently having 30 percent of the region’s jobs and 22 percent of the housing 
units.  The city recently updated its general plan.  The new plan aims to accommodate substantial 
population growth, largely through infill, reuse, and redevelopment strategies.  The general plan 
identifies 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.  These 
areas generally correspond with the MTP/SCS community types.  In the past decade, the majority of 
the city’s employment and residential growth occurred in the North Natomas community and as a 
result, residential uses in this area are largely built today.  For this reason, North Natomas is included 
with the communities of South Natomas, North Sacramento, Land Park, Pocket, South Sacramento, 
and Fruitridge/Broadway as having most of their land area in Established Communities in the 
MTP/SCS.  The city has two new growth areas within the current city limits.  These areas, marked 
by the approved Greenbriar Specific Plan and the Delta Shores Specific Plan, are Developing 
Communities in the MTP/SCS.  However, because of the planned light rail extension, much of the 
Greenbriar Specific Plan is considered a Center and Corridor Community in the MTP/SCS.  The 
city’s general plan also identifies two other new growth areas outside the current city limits.  One is 
located adjacent to the southwest corner of North Natomas and the other is located adjacent to the 
northeast corner of North Natomas.  These two areas are not identified for growth in the current 
MTP/SCS planning period primarily due to their unincorporated status and potential flood and 
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habitat issues.   In addition, Sacramento City and County have a joint MOU that covers the North 
Natomas Vision Area, which runs north of the current North Natomas Community Plan to the 
County border with Sutter County.  There are substantial development plans by the property owners 
in this area, but progress on them requires future actions by either the county and/or city, successful 
completion of levee upgrades, and resolution of substantial permit issues with federal resource 
agencies.  Future growth patterns in the vision area may also be influenced by the timing of 
constructing the light rail line to the airport and the rate at which the large employment land area 
east of the expanded Sacramento International Airport expands.  This area is not identified for 
development in the current MTP/SCS planning period. 

While most jurisdictions in the region are described as having Established Communities and 
Developing Communities as their primary community types and growth areas, the City of 
Sacramento is unique in that Center and Corridor Communities cover much of the city and are the 
locations where most of their new growth is concentrated.  Consistent with the city’s infill focused 
general plan, over the past several years, 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. 
The entire central city area along with areas covered by a half mile buffer around existing and 
proposed light rail stations generally make up the Center and Corridor Communities in Sacramento.  
For discussion purposes these Center and Corridor Communities are grouped into the following six 
subareas: (1) the central city, covering the area from Broadway to the American River and from the 
Sacramento River to Alhambra Boulevard., (2) the existing south-line light rail stations, (3) the 
proposed south-line light rail extension stations, (4) the folsom-line light rail stations, (5), the 
northeast line light rail stations, and (6) the proposed north airport-line light rail stations. 

The central city Center and Corridor Community is the urban center of the region, 
encompassing downtown Sacramento, including the State Capitol.  This area includes many of the 
city identified opportunity areas, including the central business district, R street, Broadway, and the 
12th, 16th, 19th, and 21st Street corridors.  As noted above, these areas have seen an influx of high 
density residential and mixed-use projects in recent years.  This area also includes the city’s largest 
redevelopment opportunity, the Railyards project, where a specific plan has been approved and site 
cleanup has begun.  Located directly north of the Railyards is the Richards Boulevard area which is 
also planned for significant growth and re-vitalization that has begun with the completion of the 
new Greyhound Bus terminal and construction of Township 9, a new mixed-use development.  The 
Docks Area Project is a new river-front mixed use plan located along the Sacramento River in the 
southwest corner of the Center and Corridor Community.  Unlike anywhere else in the region, this 
area has capacity for and plans to build new office, residential and mixed-use building that are likely 
to exceed three and four stories.  In the downtown area, it is possible that new mixed-use and high 
density housing project could range from four to 24 stories.  Most new office building are also likely 
to build in that same range, however, there is no height limit on new office buildings in the 
downtown area.  Collectively this Center and Corridor Community has the potential capacity to add 
more than 54,000 new jobs and 27,000 new homes.  This would more than double the amount of 
existing housing units in the central city. 

The existing south-line light rail stations span from Broadway to Meadowview and include 
portions of Florin Road just outside the half mile station area.  The proposed south-line extension 
will begin at Meadowview and expand down to Consumnes River College.  The Folsom-line 
includes station areas from 4th Street to College Greens within the city limits.  The northeast-line 
includes stations from the American River to Watt Avenue in the city limits.  The proposed airport-
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line will include a number of stations beginning near West El Camino Avenue and extending to 
Greenbriar in the city limits.  Similar to the central city Center and Corridor Community, these 
communities overlap with a number of the city’s opportunity areas.  The city also has a number of 
approved plans for various areas within these Center and Corridor Communities.  These include: 
Curtis Park Railyards, Florin Road Corridor Plan, 65th Street Transit Village, Northeast Line Area 
Plan, and Swanston Transit Village.  The city’s general plan and infill programs further support 
development in these areas.  Together, these Center and Corridor Communities have the potential 
to add about 31,000 new employees and 29,000 new jobs. 

In total, the MTP/SCS forecast includes 69,208 new housing units and 77,098 new employees 
by 2035 in the City of Sacramento.  Approximately 52 percent of that employment growth and 62 
percent of the housing growth is in Center and Corridor Communities, much of it in the central city 
area.  Adding significant new housing to the central city area will provide a better jobs-housing ratio 
and will help in reducing regional VMT.  About 46 percent of the city’s MTP/SCS employment 
growth and 30 percent of the housing growth is in Established Communities.  Much of this housing 
growth is the continued build out of North Natomas; however it does include some infill in other 
existing communities as well.  Most of the employment growth is either neighborhood serving 
commercial and public uses, hospital and college expansions, as well as new industrial uses that are 
mostly concentrated in the existing industrial center in the southeast portion of the city.  Delta 
Shores, Developing Community, is expected to almost build out the 5,106 new units planned for 
that area.  The average density for this new residential growth is 16 units per acre.  The plan has 
significant commercial lands planned that could provide 6,678 new employees.  The MTP/SCS 
assumes the start of this construction, resulting in 2,123 new employees. 

Sacramento is anticipated to maintain a large share of the population, housing, and employment 
in the SACOG region through 2035.  The MTP/SCS forecast assumes the city experiences new 
housing and employment growth at a pace a little faster than the regional average of 28 percent of 
new 2035 jobs occurring by 2020 and 39 percent of new 2035 homes by 2020.  This is primarily due 
to the time needed to pull out of the current recession and see some significant new job growth in 
our region.  Most of new growth during the first half of the MTP planning period will occur through 
development in the city’s Established Communities (particularly build-out of North Natomas), as 
well as a substantial amount of new housing and employment will also occur through infill in Center 
and Corridor Communities.   

There are many issues to track through the regional monitoring program that may influence City 
of Sacramento growth rates.  The future of redevelopment in the state, the success of the city’s 
initiative to comprehensively update its zoning to help it implement its new general plan, the ability 
of the region and the commitment of the city to build major infrastructure projects (three new 
bridges, a streetcar system, extend light rail to the airport), and ultimately the amount of market 
demand for the urban housing projects envisioned by the general plan will also significantly 
influence future growth patterns in the city.  

Sacramento (Unincorporated County)  
     Unincorporated Sacramento County is the most urbanized of the unincorporated counties in the 
Sacramento region, with 25 and 20 percent of the region’s existing housing and employment, 
respectively. The majority of its population resides within the Urban Policy Area (UPA), which lies 
within the Urban Services Boundary (USB), the ultimate boundary for urbanization in the 
unincorporated county. Sacramento County is nearing completion of an update to its general plan 
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that would facilitate infill and revitalization in targeted commercial corridors within the existing UPA 
and employ a smart growth management framework in considering proposed UPA expansions.  
 
     Today, most of the communities within the UPA are identified in the MTP/SCS as Established 
Communities. Most of these are residential in character (e.g., Arden Arcade, Carmichael, Cordova, 
Fair Oaks, North Highlands, Orangevale, Rancho Murieta, and South Sacramento) and are projected 
to receive relatively small amounts of future growth, all consistent with existing plans in order to 
retain the character of the neighborhoods. Some are important and growing employment centers 
(e.g., Sacramento International Airport, Aerojet, McClellan, and Mather). These Established 
Communities contain 80 percent of the existing housing and 50 percent of jobs in the 
unincorporated county. 
 
     Running between and through these communities are miles of major roadways flanked primarily 
by commercial land uses. The county’s general plan update identifies 13 commercial corridors for 
varying levels of additional commercial and residential development through reinvestment and 
redevelopment. Given the county’s planning efforts underway to allow for additional growth in 
these corridors, they are identified in the MTP/SCS as Center and Corridor Communities. The 
corridors include Auburn Boulevard, Fair Oaks Boulevard in Arden Arcade, Fair Oaks Boulevard in 
Carmichael, Fair Oaks Boulevard in Fair Oaks, Greenback Lane in Orangevale, Watt Avenue and 
Fulton Avenue in Arden Arcade, North Watt Avenue and West of Watt in North Highlands, Florin 
Road and Stockton Boulevard in South Sacramento, and the unincorporated portions of Folsom 
Boulevard, where the four light rails stations offer significant opportunity for transit oriented and 
mixed-use development. The county has either completed or initiated planning processes for all of 
these corridors, with the goal of promoting economic revitalization within them, for the surrounding 
communities and for the county as a whole. 
 

Outside of Established Communities and Center and Corridor Communities, new growth areas 
in unincorporated Sacramento County, identified as Developing Communities in the MTP/SCS, are 
mostly south of Highway 50 and west of Interstate 80. These include the Elverta Specific Plan in 
northern Sacramento County, the Florin Vineyards, North Vineyard Station, and South Mather 
Specific Plans in central Sacramento County, and the Glenborough/Easton Specific Plan in eastern 
Sacramento County. In addition to these Developing Communities, the western portion of the 
Jackson Road/State Route 16 corridor, surrounded by urban development on the north and west, 
and adjacent to the Vineyard community on the south, is identified as a Developing Community in 
the MTP/SCS. Under the county’s draft general plan, the UPA may be expanded if proposed 
development projects are consistent with a new growth management framework, which is built upon 
the relationship between land use and transportation to achieve goals and requirements relative to air 
quality, transportation, land use, infrastructure, and GHG emissions.  Outside the current UPA, the 
county’s long-term vision includes additional new development in the Jackson Road/State Route 16 
area, inclusive of the area south of Elder Creek Road, west of Excelsior Road and the area east of 
Excelsior Road, north of Florin Road, as well as new development east of Grantline Road, adjacent 
to the Rancho Cordova city limits.  These areas are not identified for development in the MTP/SCS.  

 
     Outside of the USB, land uses are primarily agricultural or agricultural-residential. The latter of 
these land uses is clustered in the communities of Orangevale in the north county, and Alta Mesa, 
Clay, Franklin, Herald, Sloughhouse, and Wilton in the south county. These communities are 
identified in the MTP/SCS as Rural Residential Communities. The county’s draft general plan 
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contains policies to preserve these historic communities without encouraging excessive growth due 
to the high cost of providing services to these remote locations.  However, the exception to this is in 
the northern portion of the county.  Sacramento City and County have a joint MOU that covers the 
North Natomas Vision Area, which runs north of the current North Natomas Community Plan to 
the County border with Sutter County.  There are substantial development plans by the property 
owners in this area, but progress on them requires future actions by either the county and/or city, 
successful completion of levee upgrades, and resolution of substantial permit issues with federal 
resource agencies.  Future growth patterns in the vision area may also be influenced by the timing of 
constructing the light rail line to the airport and the rate at which the large employment land area 
east of the expanded Sacramento International Airport expands.  This area and the remaining areas 
of the unincorporated county are not identified for development within the current MTP/SCS 
planning period. 
 
     In addition to the general plan update, the county is in the midst of preparing the South 
Sacramento Habitat Conservation Plan (SSHCP). The SSHCP will consolidate environmental efforts 
to protect and enhance wetlands (primarily vernal pools) and upland habitats to provide ecologically 
viable conservation areas. It will also minimize regulatory hurdles and streamline the permitting 
process for development projects. Sacramento County is partnering with the incorporated cities of 
Rancho Cordova, Galt, and Elk Grove as well as the Sacramento Regional County Sanitation 
District, Sacramento County Connector JPA, and Sacramento County Water Agency to further 
advance the regional planning goals of the SSHCP. The Study Area excludes the City of Sacramento, 
the City of Folsom and Folsom’s Sphere of Influence, the Sacramento-San Joaquin Delta, and the 
Sacramento County community of Rancho Murieta. At this juncture it is not certain when this 
process is likely to conclude, though the county and other parties have placed a high priority on 
successfully completing it as soon as possible. 
 
     By 2035, the MTP/SCS forecasts that unincorporated Sacramento County will continue to be the 
most urbanized county in the region. The MTP/SCS forecasts 51,181 new housing units and 67,872 
new employees by 2035 in areas of unincorporated Sacramento County that have potential build out 
capacity of 95,282 new housing units and 184,389 new employees. Within the existing urban core, 
new growth will occur through limited infill and redevelopment in Center and Corridor 
Communities. By 2035, the MTP/SCS forecasts 23,687 new housing units and 30,241 new 
employees within Center and Corridor Communities out of a potential build out capacity of 39,101 
new housing units and 53,216 new employees. This new growth will take the form of medium- to 
high-density residential, commercial, office, and public uses. New housing will be predominantly 
medium-high and high density. Of this new development, only 24 percent of the housing growth, 
and 16 percent of the employment growth, is expected to occur by 2020; the majority of this new 
development is expected to occur after 2020. 
 
     The vast majority, 84 percent, of the housing growth in Centers and Corridors is projected for 
three general areas: light rail stops, west of the northern Watt Avenue area surrounding the 
McClellan employment center, and in transportation corridors (Stockton, Franklin, Florin) in 
southern Sacramento County. The remaining 16 percent of the forecasted housing (3852 units) is in 
relatively small amounts along seven other corridor segments throughout the county. In the county’s 
Established Communities, the MTP/SCS forecasts 8,915 new housing units and 28,672 new 
employees by 2035, out of a total build out capacity of 13,973 new housing units and 100,183, new 
employees. Residential growth in Established Communities is expected to occur through small-scale 
infill of existing low density residential lots, in line with the county’s existing zoning and general 
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plan; employment growth in Established Communities is expected to occur through a combination 
of new construction and intensification of commercial, industrial, and public uses in existing 
employment areas, including the recent expansion of Sacramento International Airport and the 
adjacent proposed industrial park. 
 
     In the Developing Communities of the unincorporated county, the MTP/SCS forecasts 17,947 
new housing units and 7,524 new employees by 2035 out of a total build out capacity of 41,543 
housing units and 27,552 employees. The Elverta Specific Plan, is the only recently adopted specific 
plan in the north unincorporated county, immediately south of the Placer County line. This specific 
plan is forecast to build 1,432 housing units and 336 employees out of a total planned capacity of 
4,904 housing units and 371 employees. This community is planned for an average residential 
density of 5 units per acre with neighborhood supporting commercial and public uses. The other 
Developing Communities identified in the MTP/SCS are south of Highway 50. Of these, three are 
located south of State Route 16 in the Vineyard Community, for which several specific plans were 
initiated and adopted within the last 15 years. The Vineyard Springs Comprehensive Plan is the 
oldest of these. The MTP/SCS forecasts 2,142 new dwelling units and 1,413 new employees by 
2035, out of a total planned capacity of 4,657 housing units and 2,455 employees. The average 
residential density is 4 units per acre and the plan includes neighborhood serving commercial and 
public uses. North Vineyard Station, adopted in 1998, is projected to receive 3,144 new housing 
units and 350 new employees by 2035, out of a planned capacity of 6,010 new housing units and 747 
new employees. Growth in this Developing Community is predominantly residential, at an average 
density of 7 units per acre, supported by neighborhood commercial and public uses. Florin Vineyard 
Community Plan, adopted in 2010, fills in the ‘gap’ between a number of specific plans in the 
Vineyard area. This area, planned for a capacity of 9,393 housing units and 5,281 employees, is 
expected to grow by 2,029 housing units and 566 employees during the MTP/SCS planning period. 
Uses in the Florin Vineyard Community Plan range from residential development at an average 
density of 6 units per acre to neighborhood serving commercial and public uses, to office and 
industrial uses. Just north of the Vineyard Developing Communities, the western Jackson 
Road/State Route 16 corridor, is identified in the MTP/SCS for conversion from its current 
aggregate mining operations to a mixed-use residential community. Although no plan has yet been 
entitled for this area, its adjacency to urban infrastructure on the west and north, the absence of 
sensitive natural resources and other natural constraints, and efforts by the landowner to begin 
converting the site, indicate that the area will see some amount of urban development by 2035. The 
MTP/SCS forecasts 4,899 new housing units and 2,224 new employees in the Jackson Developing 
Community, out of a potential total capacity of 10,803 new housing units and 12,150 employees. 
General uses in this Developing Community include residential uses at an average density of 11 units 
per acre, various commercial and office uses, and community-supporting public uses. East along the 
Jackson Corridor, the South Mather Specific Plan, located north of Jackson Highway and west of 
Sunrise Boulevard, is a proposed amendment to an adopted reuse plan for the former Mather Air 
Force Base. The county-initiated South Mather plan contemplates a mixed-use community that 
would accommodate a total capacity of 2,504 new housing units and 4,991 new employees. Of this, 
the MTP/SCS forecasts construction of 1,039 new housing units and 230 new employees by 2035. 
The plan is focused on attracting a university or large employer and thus includes office and light 
industrial uses in addition to commercial and supporting public uses. Residential densities average 16 
units per acre. North and east of South Mather, the MTP/SCS also forecasts growth within the 
Glenborough Specific Plan. This Developing Community is a reuse of the eastern portion of the 
Aerojet campus along Highway 50, east of the city of Rancho Cordova and southwest of the city of 
Folsom. The portion of the project known as Easton covers the Hazel light rail station and lands 
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within a half mile of that and are therefore identified in the MTP/SCS as part of the county’s Center 
and Corridor Communities. Glenborough specific plan was adopted by the county as a mixed use 
residential community planned for a total of 3,272 new housing units and 1,557 new employees 
(excluding the Easton transit oriented development). Due to its prime location along Highway 50 
and Folsom Boulevard, its proximity to several light rail stations, and its location between major 
employment centers in Rancho Cordova and Folsom (and Aerojet itself), Glenborough is forecasted 
in the MTP/SCS to build 3,262 new housing units and 1,556 new jobs – virtually all of its capacity – 
by 2035. Residential densities of this Developing Community average 8 units per acre; employment 
land uses include commercial, office and supporting public uses. 
 
     Rural Residential Communities in unincorporated Sacramento County are expected to experience 
low amounts of growth, approximately 632 new housing units and 2,284 new jobs by 2035. The 
MTP/SCS forecast assumes relatively small amounts of new rural residential homes to be 
constructed in the region by 2035. This is in part due to the current recession combined with 
changing demographics, which suggest a higher percent of the population will want and need to live 
on smaller lots or in attached homes near existing jobs, services, and with more transportation 
choices. 
 
     Sacramento County’s draft general plan includes provisions that require projects in new 
developing communities outside of the UPA to meet criteria that are generally consistent with the 
principles of the Blueprint and this MTP/SCS. These criteria, which are expected to be included in 
the final document, will provide the county and the region additional flexibility as the MTP/SCS is 
updated and amended, since they will help to ensure that new growth included in the MTP/SCS 
performs well in terms of vehicle miles traveled, greenhouse gas and other air emissions, transit 
ridership, and bicycle and pedestrian trips. SACOG’s regional monitoring program will pay 
particular attention to many outstanding growth issues in Sacramento County, including the rate at 
which development occurs in Centers and Corridors, Established Communities, and the many 
Developing Communities that already are entitled, the economic factors that will influence the rate 
of growth in these different community types, as well as how those growth rates may affect the 
economic condition of surrounding neighborhoods. 

SUTTER COUNTY 

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 area housing trend, Live Oak has grown substantially over the last ten years.  The type 
of homes being built in the city continue to be predominantly traditional single-family homes in 
subdivisions.  The city’s recently updated general plan aims to maintain the small-town character of 
Live Oak, promote a balance of jobs, housing and services, and revitalize the existing downtown 
area.  As a result, most of the city is characterized an Established Community in the MTP/SCS, the 
exception being the Highway 99 corridor which is a Center and Corridor Community.  Within these 
two communities, the city has an estimated capacity for an additional 3,653 new employees and 
2,287 new housing units.  Additionally, the city’s general plan includes a significant amount of new 
housing and employment capacity in the city’s SOI area.  Recently, the city annexed additional 
employment properties to help encourage economic development in the city.  However, for a 
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number of reasons, including the lower regional growth forecast, the SOI area is not identified for 
development within the current MTP/SCS planning period. 

In total, the MTP/SCS forecast for Live Oak includes 848 new employees and 1,305 new 
housing units.  Just over half of this new employment growth is in Established Communities.  Most 
of this is in the form of new neighborhood supporting retail and commercial uses as well as new 
public uses.  The majority of the housing growth, 97 percent, is in Established Communities and is 
largely building out many of the newer existing subdivision.  The remaining housing and 
employment growth comes from Center and Corridor Communities.  This Center and Corridor 
growth of 38 new housing units and 411 new employees is primarily medium density housing and 
commercial, office, and light industrial uses. 

Issues to track through the regional monitoring program include whether regional market 
pressures for more housing in Live Oak return once the economy starts growing again and whether 
the planned improvements to the levee system are constructed, as expected, by 2015. 

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.  Today the city is about 74 
percent built out in its employment capacity and 78 percent built out in its housing capacity.  As 
such, most of the city is an Established Community in the MTP/SCS.  The exception is the city’s 
downtown area and the commercial area centered on Highway 20 and Highway 99.  This area is 
characterized as a Center and Corridor Community in the MTP/SCS.  Most of the additional 
capacity in the existing city limits is the Established Community areas, where 11,806 new jobs and 
5,587 new housing units could be accommodated.  The majority of this employment capacity is in 
commercial and industrial uses, while the housing growth is largely building out newer existing 
subdivisions.  The Center and Corridor Community area has capacity for an additional 416 new 
homes and 2,447 new jobs to be added to the city at build out.  These jobs are also mainly 
commercial and industrial uses.  The housing in this area is mostly medium-high density.  Just 
outside the city limits, along the east side of Highway 99, some established low density residential 
development exists.  This area is considered an Established Community in the MTP/SCS forecast 
for Yuba City as the area is supported by city services even though it has not been annexed into the 
city.  Directly adjacent on the west side of Highway 99, just outside of the city limits, new housing 
and employment uses are planned.  This area is a Developing Community in the MTP/SCS.  
Employment uses will include commercial, office, and industrial uses while the residential uses 
planned are low and medium density, averaging eight units per acre.  At build out this area could 
include a total of 484 jobs and 1,019 housing units.  The city’s recently adopted general plan 
acknowledges and plans for future growth to occur primarily through village-style development in its 
sphere of influence.  As part of general plan implementation, the city developed a new specific plan 
for the portion of the SOI located near the southwest corner of the existing city limits.  This 
adopted specific plan, Lincoln East, is the second Developing Community in Yuba City including in 
the MTP/SCS.  This plan is for a new mixed-use community which would include 4,866 housing 
units averaging 8 units per acre and new neighborhood serving commercial and public facilities.  The 
remaining SOI area has an additional housing and employment capacity; however, these areas are 
not identified for development within this MTP/SCS planning period. 

Moderate, balanced growth is anticipated for Yuba City through 2035.  The city is expected to 
maintain its share of the regional housing and employment and it’s well balanced jobs-housing ratio 
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through 2035.  The MTP/SCS forecast for Yuba City includes 9,178 new jobs and 6,816 new 
housing units.  The majority of this growth, about 75 percent of the employment and 72 percent of 
the housing, is in Established Communities.  As noted above, this employment growth is primarily 
commercial and industrial uses and the residential growth is primarily building out newer existing 
subdivisions.  The Center and Corridor Community includes 1,972 new jobs and 394 new housing 
units in the MTP/SCS.  Most of this is through infill; however, a small percentage of redevelopment 
is assumed in this area by 2035.  The remaining growth comes from Developing Communities in the 
SOI area.  The area around Highway 99 includes 662 new units and 360 new jobs in the MTP/SCS.  
Lincoln East includes 819 new housing units by 2035.  Primarily due to market, infrastructure, and 
potential flood constraints, these Developing Communities are not likely to begin building until the 
later years of the plan, post 2020.  The growth within the current city limits; however, is likely to get 
44 percent of its 2035 housing growth and 25 percent of its employment growth by 2020.  This 
housing growth rate in the early portion of the plan is higher than the regional average of 39 percent 
of new 2035 housing units by 2020, because much of this growth is in approved and currently 
building subdivisions.  The 25 percent employment growth by 2020 is slower than the regional 
average in part due to high vacancy rates in commercial and industrial uses regionally. 

Issues to track through the regional monitoring program include progress on planned levee 
improvements and whether the return of a strong regional economy leads to more market pressures 
for housing growth in the city, and how that dynamic may be affected by planned development in 
southern Sutter County. 

Sutter (Unincorporated County) 
Development activity in unincorporated Sutter County has historically been focused in the 

spheres of influence of Live Oak and Yuba City and to a lesser extent in a number of smaller rural 
towns throughout the unincorporated area.  These towns, Sutter, Meridian, Robbins, Tudor, 
Nicolas, East Nicolas, and Rio Oso make up the Established Communities in unincorporated Sutter 
County.  The county has one large new growth area, located on the Sacramento-Sutter County line 
along Highway 99.  This new growth area has an adopted specific plan, the Sutter Pointe Specific 
Plan.  This is a Developing Community in the MTP/SCS.  The county’s recently adopted updated 
general plan directs most new growth to these areas and aims to preserve much of the county in 
agricultural uses.  The county general plan does identify two new commercial/industrial employment 
areas in the county, one north of Yuba City and one south.  These areas will be re-zoned for 
employment uses in the near future.  These areas, and the remaining areas in the unincorporated 
county, are not identified for development in the MTP/SCS.  However, agricultural related housing 
and employment is likely to occur in these areas and is supported by the MTP/SCS environmental 
sustainability policies.     

The South Sutter Developing Community represents almost all of the employment and housing 
capacity in the county.  At build out, this plan includes 17,503 housing units and 55,018 employees.  
The majority of these employment uses are industrial though the plan does also include commercial 
and public uses.  The average residential density planned is eight units per acre.  While the 
MTP/SCS forecast includes 95 percent of the county’s new employment and 84 percent of the new 
housing to occur within this Developing Community by 2035, that growth represents only a small 
portion of the build out capacity in the specific plan.  The MTP/SCS forecast includes 2,598 new 
employees and 4,157 new housing units in unincorporated Sutter County by 2035.  Of this, 2,477 
employees and 3,475 housing units are in South Sutter.  The remaining 121 jobs and 682 housing 
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units in the MTP/SCS forecast are located in Established Communities where continued low density 
development and neighborhood serving commercial and public uses are planned.  Developing in the 
South Sutter area is most likely to occur in the latter portion of the planning period because there 
are some barriers to development occurring in the near term, primarily infrastructure issues related 
to water and sewer service that need to be addressed.  Because the South Sutter Specific Plan area is 
not likely to begin building until later in the planning period and because the MTP/SCS does not 
forecast new agricultural employment, the MTP/SCS forecast includes only one percent of its 2035 
employment growth and  nine percent of the 2035 housing growth by 2020.   

The regional monitoring program will track the extent to which infrastructure cost challenges are 
resolved for Sutter Pointe, as well as the timing of construction of other developments in the north 
part of the region that might compete with Sutter Pointe for market share.  These issues could affect 
the pace of growth in Sutter Pointe, either increasing or decreasing it compared to projections in this 
MTP/SCS plan cycle. 

YOLO COUNTY 

Davis 
As of 2008, the City of Davis is largely built out per the city’s general plan, adopted in 2001.  

Most of the city is characterized as Established Community in the MTP/SCS, with the exception 
being the area within a half mile of the existing Amtrak station, which is a Center and Corridor 
Community.  Covered in this Center and Corridor Community is also the downtown, for which the 
city has a Core Area Strategy and Specific Plan that promote economic development of the area, and 
a portion of the city’s SOI, the 44 acre Nishi property, which is envisioned by the City Council as a 
potential mixed-use development with high density housing and light-industrial and office uses.  
However, as this site is designated with an agricultural land use in the current general plan, it does 
require voter approval to change the land use designation.  Measure R requires voter approval for 
proposed changes to agricultural land use designations.  In total, the city has capacity to add 6,459 
new jobs and 4,601 new housing units by build out.  In addition to the Nishi site noted above, the 
city has a sphere of influence that includes areas to the north and south of the existing city limits.  
To the north, the SOI includes two areas along Highway 113, one area between County Road 101A 
and County Road 102, one area northeast of County Roads 105/30 (which consists of the Yolo 
County landfill and the City of Davis sewage treatment plan), and a fourth area just south of County 
Road 30B on the Mace curve.  These areas consist of residential development in unincorporated  
Yolo County (Royal Oak, Willowbank, and El Macero). To the south, the SOI area includes three 
areas south of Interstate 80 and the UC Davis campus area.  With the exception of the UC Davis 
campus, the MTP/SCS does not identify development in these SOI areas by 2035. 

By 2035, the MTP/SCS forecast for Davis includes 4,183 new employees and 3,646 new housing 
units.  The majority of this growth, 82 percent of the employment and 64 percent of the housing, is 
in Established Communities.  The majority of this employment growth is in commercial, office, and 
industrial uses, primarily located along Highway 80.  The new housing growth, ranging low and high 
density, is a result of small-scale infill throughout the city and one remaining large infill opportunity 
in the city, located along East Covell Boulevard and F Street.  The remaining 764 new employees 
and 1,323 new housing units in Davis in the MTP/SCS forecast are in the Center and Corridor 
Community.   
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Due to its declining share of regional housing and supporting the city’s goal to add more jobs, 
the city’s jobs-housing ratio improves slightly from today.   However, these figures do not include 
the dynamic of planned growth at the adjacent UC Davis campus because that growth is in 
unincorporated Yolo County.  Twenty three percent of Davis’ employment growth and 36 percent 
of the housing growth is forecast to occur by 2020 in the MTP/SCS.  This is slower than the 
regional average for a number of reasons.  First, the city’s two largest remaining infill opportunities 
do not yet have specific plans adopted by City Council.  The city has a policy that caps the number 
of housing units that can be permitted per year.  In addition, the city’s general plan has an expired 
horizon year of 2010. 

Issues to track through the regional monitoring program include the success of the city in 
developing its remaining infill sites, the progress of planning for development at the Nishi property, 
and the success of the University in pursuing recently announced ambitious expansion plans and 
how that might affect the housing market in the area. 

West Sacramento 
West Sacramento’s heavy employment base has in recent years, shifted toward a more balanced 

mix of employment and housing.  With the exception of the riverfront area, much of the northern 
half of the city has been developed.  This portion of the city is characterized as an Established 
Community in the MTP/SCS.  The city’s Southport community is the main source of the recent 
housing development.  Beginning development in 2001, only a small portion of the development 
potential in this area exists today.  This area includes a number of approved developments that can 
be characterized into three villages and an industrial park.  These areas, the Southwest Village, 
Southeast Village, Northeast Village and Southport Industrial Park, are Developing Communities in 
the MTP/SCS.  However, portions of the Southwest Village and the Northeast Village that began 
building in early last decade are characterized as Established Communities.  The Southwest Village 
of Southport will include 6,568 homes and 1,356 jobs at build out.  New housing in this area will 
average ten units per acre.  The Southeast Village will average 12 units per acre and will include 
3,420 new housing units and 120 new jobs at build out.  The remaining Northeast Village will 
include an additional 1,937 housing units, with an average density of eight units per acre, at build 
out.  New employment in all three villages is primarily neighborhood serving commercial and public 
uses.  The Southport Industrial Park is the last Developing Community.  This area has slowly begun 
developing commercial and industrial uses, which at build out would include 4,968 jobs and 1,106 
high density housing units.   The city’s long term vision for development also includes the areas 
directly north and south of the existing city limits.  These areas are not identified for development in 
the current MTP/SCS planning period.   

The city’s most recent focus for development has been in mixed-use, higher density projects, 
along the riverfront.  This includes the recently adopted Bridge District plan, the proposed Stone 
Lock District, and revitalization of the Washington Specific Plan area.   These areas are characterized 
as Center and Corridor Communities in the MTP/SCS.  The city has, over the last few years, also 
made a concerted effort to begin redevelopment and revitalization of the historic West Capitol 
Avenue corridor.  With recent streetscape improvements, construction of a transit hub and new 
civic center, and newly adopted design guidelines, this area is also identified as a Center and Corridor 
Community in the MTP/SCS.  Together these areas, all planned for a mix of high density housing 
and new commercial, office, industrial, and public uses, have the capacity to add 65,728 new jobs 
and 18,465 new housing units to the city at build out. 
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The MTP/SCS forecast for West Sacramento includes 20,839 new employees and 17,790 new 
housing units by 2035.  The majority of this development, 66 percent of the employment and 62 
percent of the housing units, are in infill and redevelopment opportunities within the Center and 
Corridor Communities.  Due to its location directly across the Sacramento River from downtown 
Sacramento, and the type of development planned, this area of West Sacramento will become part 
of the urban core of the region in the future.  This results in a one percent increase in the city’s share 
of the regional housing and employment by 2035.  Significant infrastructure exists or is currently 
under construction for this area.  Established Communities include 3,570 new employees and 3,827 
new housing units.  Many of these new employees are in existing commercial and industrial centers.  
Most of the new housing is filling in existing subdivisions with some small amounts of infill. 

A lesser amount of the new growth is forecast in the Developing Communities.  For the three 
residentially-focused villages, this is due to potential flood issues.  The area is currently being 
mapped by FEMA and, once completed, most of the Southport area could be moved into flood 
zones.  This will constrain residential building until levee improvements can be made.  As a result, 
the Southwest Village includes 1,715 new housing units and 271 new employees in the MTP/SCS 
forecast.  The Southeast Village includes 708 new housing units and 23 new jobs and the Northeast 
Village 227 new housing units.  The Southport Industrial Park is expected to grow by 3,170 
employees and 234 housing units.  Though this is only 15 percent of the forecast for employment 
growth in the city, this is building out 80 percent of the capacity in this area.  The city, as a whole, is 
expected to grow very close to the regional average, experiencing most of its growth in the latter 
portion of the planning period. 

Issues to track through the regional monitoring program include the potential impacts that 
flood, redevelopment and delta protection issues on the ability of the city to realize its growth plans.  
Depending on the final resolution of these issues the land use forecast for West Sacramento in 
future MTP/SCSs could be affected. 

Winters 
Winters is a small city, surrounded by agricultural uses.  Though the city is has capacity to double 

the amount of housing and triple the amount of employment it has today, it has deep historic roots 
as a community and is therefore is primarily characterized in the MTP/SCS as an Established 
Community.  This includes the city’s gateway, which is the focus of current planning efforts in the 
city today.  This Established Community has the potential capacity to add 3,934 new jobs and 2,310 
new housing units at build out.  The city’s Downtown Plan is a form-based code approach to 
guiding infill and redevelopment opportunities in the city’s historic downtown.  This area is a Center 
and Corridor Community in the MTP/SCS.  Because growth in this area is likely to happen primarily 
through redevelopment, it is difficult to estimate the capacity for new housing and jobs and also 
even with several redevelopment opportunities, the net gain of housing units and employees could 
be small.  The estimated capacity for this area could add 39 new jobs and 29 new housing units.  The 
city has a sphere of influence that is north of the existing city limits.  Due to current economic 
conditions and the remaining capacity within the city today, this area is not identified for 
development in the MTP/SCS.       

The MTP/SCS forecast includes 1,126 new employees and 1,017 new housing units in Winters 
by 2035.  All of this housing is in Established Communities, likely in the northern portion of the city 
where the newer residential growth has been concentrating.  New residential growth is primarily low 
density, however can range from very low density to high density.  A small amount of development 
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is assumed in the Center and Corridor Community, adding 18 new employees.  The remaining 
employment growth is in Established Communities.  Most of this new employment is commercial 
and industrial uses at the gateway and along East Grant and Grant Avenue.  The MTP/SCS forecast 
assumes that Winters is likely to see most of this growth in the latter half of the planning period, 
likely growing slower than the regional average.  During the early part of the last decade, Winters 
was experiencing a lot of development proposals, most of it for new housing.  It will likely take 
some time to begin to build that back up.  

Issues to track the regional monitoring program include whether the city’s successful downtown 
revitalization at some point will result in a significantly higher growth rate for the city.  Its position 
on the edge of the region and proximity to the Bay Area creates the potential for unique growth 
dynamics in this city. 

Woodland 
Due to its role as the county seat, and its location along Interstate 5, Woodland has maintained a 

strong ratio of jobs-to-housing.  With about 78 percent of its housing capacity built today, most of 
the city is characterized as an Established Community in the MTP/SCS.  Most of the new housing 
being built is in the Spring Lake Specific Plan area.  This development is a Developing Community 
in the MTP/SCS.  Woodland also has two Center and Corridor Communities in the MTP/SCS. 
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, which make up 
these Center and Corridor Communities.  Over the last several years, the city has seen a number of 
new development projects in this area.  Woodland voters also approved the creation of an urban 
limit line to help preserve agricultural lands on the city’s urban fringe so these areas are not 
identified for development in the MTP/SCS.   

 By 2035, the MTP/SCS forecast includes 7,125 new jobs and 5,231 new housing units in 
Woodland.  Established Communities include 5,971 of the new jobs and 982 of the new housing 
units.  Because the city’s residential lands in these areas are largely built out today, most of this 
housing growth is in scattered infill throughout the city, almost building out the 1,055 units of 
potential capacity.  The city’s Established Communities include several existing job centers where 
industrial and commercial uses are concentrated.  These areas have the potential to add 30,127 new 
jobs at build out.  While the MTP/SCS assumes only 20 percent of this capacity is likely to be built 
by 2035, it is a significant amount of employment, accounting for 84 percent of the city’s total 
employment growth in the MTP/SCS.  Center and Corridor Communities also come close to 
reaching their build out potential for new housing in the MTP/SCS.  The MTP/SCS forecast 
includes 741 new housing units in this area, capacity being estimated for 750 new housing units.  
These Center and Corridor Communities also add a small amount of new jobs.  The development in 
these areas in the MTP/SCS is primarily residential and commercial mixed-use with medium to high 
density housing.  Consistent with the city’s plans in this area and recent trends, the MTP/SCS 
includes some redevelopment in this area, which may contribute to the net employment gain being 
less than the housing growth for the area.  Most of the new residential growth, 3,508 new housing 
units and 1,127 new employees are in Spring Lake.  This area is currently building today and is 
expected to be built out by 2035.  It includes new neighborhood serving commercial and public uses 
and a variety of new housing, with an average density of 8 units per acre.  Woodland is expected to 
grow faster in the early years of the MTP/SCS than the regional average, with 44 percent of its 2035 
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housing and employment growth forecast by 2020.  This is largely due to the expected continuation 
of commercial and industrial growth along Interstate 5 and the residential building in Spring Lake. 

Issues to track through the regional monitoring program include the potential impacts of 
restricted redevelopment powers and commercial development on Interstate 5 on planned 
development rates in the downtown. 

Yolo (Unincorporated County) 
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 area with most growth occurring in 
its incorporated cities and unincorporated towns.  This commitment to agriculture and preserving 
the county’s rural character has been re-enforced with the city’s recently updated general plan.  The 
updated general plan follows the same principles as the previous plan and directs all residential 
growth to designated areas within the cities and within the growth boundaries of existing 
unincorporated communities (with the exception of farm dwellings).  Yolo County also has a pass 
through agreement with its cities whereby urban development is directed to cities and the cities 
“pass through” a portion of the tax increment from their redevelopment districts to the county.  
Additionally, development pressures on the prime farmland between Davis and Woodland, have led 
to these two cities and the county entering an agreement to preserve this land for agriculture.  This is 
further supported by the urban growth boundaries both cities have.  Growth in unincorporated 
Yolo County is directed to the existing unincorporated towns of Capay, Clarksburg, Dunnigan, 
Esparto, Knights Landing, Madison, Monument Hills, Yolo, and Zamora.  These communities are 
characterized as Established Communities in the MTP/SCS.  The towns of Dunnigan, Esparto, 
Knights Landing, and Madison have the majority of the new housing potential.  Dunnigan, 
specifically, is expected to have a new specific plan completed that could include 8,000 new housing 
units.  This proposed specific plan is not yet adopted and is not identified for development in the 
current MTP/SCS planning period.  The remaining agricultural and natural resource areas of the 
county area also not identified for development in the MTP/SCS.  However, agricultural related 
housing and employment is likely to occur in these areas and is supported by the MTP/SCS 
environmental sustainability policies.  UC Davis is located in the county, just south of Davis, and is 
characterized in the MTP/SCS as a Center and Corridor Community.       

The MTP/SCS forecast for unincorporated Yolo County includes 5,368 new jobs and 2,890 new 
housing units.  Of this growth, 2,939 new jobs and 1,751 new housing units are at UC Davis, 
building out the Long Range Development Plan (LRDP) for the University.  The remaining 2,429 
new jobs and 1,139 new homes are in Established Communities, building out 16 percent of the area 
employment growth capacity and 24 percent of the housing growth capacity.  These new housing 
units are largely low density; however, a range of densities from very low to high density are 
planned.  New jobs come primarily from new commercial, industrial and public uses.  The 
MTP/SCS does not forecast new agricultural employment of farm dwellings, both of which are 
likely to continue to grow in Yolo County.  By 2020, the MTP forecast includes 25 percent of the 
unincorporated county’s 2035 employment growth and 75 percent of the 2035 housing growth to 
occur.  Employment growth is expected to happen a little slower than the regional average of 28 
percent of new 2035 employees by 2020.  Conversely the housing growth is happening much faster 
than the regional average of 39 percent of 2035 housing growth by 2020.  This is largely because the 
UC Davis LRDP expects build out of all new housing by 2020. 
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Issues to track through the regional monitoring program include UC Davis’s growth plans and 
how the county and the city Davis may respond.  The University is emerging as an even more major 
player in the region’s economic development future. 

 YUBA COUNTY 

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.  This area of the city is 
characterized as a Center and Corridor Community while the remaining city is considered an 
Established Community.   

The MTP/SCS 2035 growth forecast for Marysville projects that the city builds most of its 
housing and employment capacity.  By 2035, the MTP/SCS forecast includes 1,016 new employees 
and 457 new housing units.  Beyond this the general plan capacity could add an additional 39 
employees and 64 housing units.  The majority of this growth, 62 percent of the new employment 
and 77 percent of the new housing, is expected to occur in Established Communities through infill 
development.  The remaining growth is expected to occur in the Center and Corridor Community 
area through infill and small amounts of redevelopment.  The city is expected to grow significantly 
slower than the regional average during the first half of the planning period.  This is primarily due to 
flood constraints and the general job market weakness in the region currently.   

Issues that will be tracked through the regional monitoring program that may influence future 
land use projections for Marysville include the ultimate fate of local redevelopment authority as well 
as the amount of growth that occurs in unincorporated Yuba County immediately to the city’s south.  
The construction of major transportation projects such as the planned improved bridge access to 
Yuba City and possibly some form of bypass around the City may also influence future growth in 
the city. 

Wheatland 
Wheatland is a small city along Highway 65 that in the last decade 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.  The northern and eastern portion of the city, where most of the 
newer residential activity has happened in the last decade, is considered an Established Community 
in the MTP/SCS.  The city’s existing downtown area is characterized as a Center and Corridor 
Community.  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.  These areas are Developing Communities in the MTP/SCS.  
Adjacent to the northeast portion of the city, in the city’s SOI area is the recently adopted Nichols 
Grove Specific Plan area.  This area is also considered a Developing Community in the MTP/SCS.  
The city has a large SOI area that includes a significant amount of additional housing and 
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employment growth planned; however, these areas are not identified for development within the 
current MTP/SCS planning period.    

The MTP/SCS forecast for Wheatland includes 927 new employees and 1,165 new housing 
units by 2035.  Of this growth, 219 employees and 134 housing units are in Established 
Communities.  This growth is primarily the continued build out of existing newer subdivisions and 
new neighborhood serving commercial and public uses.  At build out, these Established 
Communities have the potential to add an additional 44 employees and 389 housing units.  Most of 
the new growth, about 76 percent of the new employees and 88 percent of the new housing units 
are in Developing Communities.  The approved Developing Communities in the existing city limits 
account for 465 new employees and 597 new housing units.  These employees are primarily from 
commercial and employment uses.  The housing growth is expected to continue the trend for low 
density units, averaging 6 units per acre.  Building out capacity of these areas could add an additional 
175 employees and 690 housing units beyond the MTP/SCS forecast.  The Nichols Grove Specific 
Plan includes 1,612 new housing units and 243 new employees at build out.  These housing units 
average eight units per acre and these employees are primarily from neighborhood commercial and 
public uses.  The MTP/SCS assumes this development begins later in the planning period and 
therefore forecasts 430 new housing units and 243 new employees by 2035.  About 45 percent of 
the city’s 2035 housing growth is expected by 2020.  This is due to the continued building of 
approved subdivisions.  Conversely only 12 percent of the city’s 2035 employment growth is 
anticipated by 2020.  This is because much of the employment growth is new neighborhood serving 
commercial and public uses. 

Issues to track through the regional monitoring program include the potential effect of flood 
protection issues in the city’s northwest quadrant and the extent to which residential pressures from 
the Placer County employment center to the south return once the economic starts growing again. 

Yuba (Unincorporated County) 
While historically a rural, agricultural county, unincorporated Yuba County approved several 

specific plans in the 1990s that began developing in earnest in the last ten years.  The county recently 
adopted an updated general plan.  This general plan categorizes the housing development in the 
county into two main categories, Valley Neighborhood and Rural Community.  Rural Communities 
include the communities of Hallwood, Browns Valley, Loma Rica, Oregon House, Dobbins, 
Rackerby, Brownsville, Challenge, Log Cabin, Camptonville, Strawberry Valley, Smartsville, and 
Camp Far West.  The general plan policies support the continued rural character of these 
communities and therefore they are characterized in the MTP/SCS as Rural Residential 
Communities.  The Valley Neighborhood areas include the existing communities of Linda and 
Olivehurst as well as the newer growth areas of Plumas Lake, East Linda, and the North Arboga 
Study Area.  Linda and Olivehurst are characterized as Established Communities in the MTP/SCS.  
Beale Air Force Base, the only active military base in the region and the largest employer in the 
Yuba-Sutter sub-region, is also an Established Community in the MTP/SCS.   The three newer 
growth areas, where the majority of the housing development has occurred in the unincorporated 
county in recent years, Plumas Lake, North Arboga and East Linda are Developing Communities.  
The county’s updated general plan also establishes a Valley Growth Boundary and places a focus on 
economic development opportunities within the boundary, demonstrating the county’s commitment 
to trying to provide more job opportunities for residents who would otherwise likely be commuting 
to Placer or Sacramento for work.  As such, the general plan identifies a new employment center 
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along Highway 65.  This area is also identified as a Developing Community in the MTP/SCS.  The 
general plan identifies mixed-use corridors along North Beale Road and Olivehurst Avenue.  These 
are areas where the county envisions infrastructure improvements to encourage development and 
redevelopment.  Land uses would include commercial, public, and medium to high density housing, 
including mixed-use.  These areas are identified in the MTP/SCS as Center and Corridor 
Communities. The remaining areas in the county are identified as planning reserve or natural 
resources in the general plan.  These areas are not identified for development in the MTP/SCS 
planning period. 

Developing Communities represent that largest amount of housing and employment capacity in 
the unincorporated county.  In total the county has capacity for 27,735 new housing units and new 
55,722 employees.  Around 78 percent of that housing and 88 percent of that employment capacity 
is in Developing Communities.  Plumas Lake, the Developing Community located along Highway 
70 has started building in recent years and has the potential to add another 14,329 new homes and 
19,664 new jobs at build out.  This community includes a mix of housing and employment uses with 
housing densities averaging five units per acre and employment uses including commercial, office, 
light industrial and public.  Adjacent to the northern border of Plumas Lake is the North Arboga 
plan area.  This plan has capacity to add an additional 1,519 new housing units and 2,273 new jobs at 
build out.  It includes commercial, industrial and public uses and an average residential density of 
four units per acre.  Until very recently, these two Developing Communities were affected by flood 
issues from the Feather River.  However, recently completed levee improvement and FEMA 
accredited 100-year protection now allows these areas to build with no elevation or flood insurance 
requirements.  East Linda, located adjacent to the existing town of Linda, also began developing 
recently.  This area, at build out, could add commercial, industrial and public uses generating an 
additional 3,681 employees and 4,261 new housing units, averaging six units per acre, to what exists 
today.  The Highway 65 Employment Area has potential to add 23,550 new employees at build out.  
This area is planned for a wide variety of employment uses, including regional commercial, light and 
heavy industrial, agricultural processing, office, and public uses.  Recently, the federal government 
approved an American Indian tribe’s plan to build a casino in this area.  Predominately an 
employment only Developing Community, the MTP/SCS does not forecast residential development 
in this area.  However, the general plan does allow for up to 4,000 new housing units in this area, if 
such uses contribute to, or construct infrastructure needed to serve the primary employment-
generating uses.  Established Communities have capacity to add 5,388 new housing units and 3,292 
employees at build out.  Beale AFB has potential to add an unknown number of employees.  Having 
recently been awarded a new mission, with other future potential missions, the MTP/SCS assumes 
this area could add 1,792 employees.  Center and Corridor Communities have a build out potential 
that could add 137 new homes and 935 new jobs.   

The MTP/SCS forecast for unincorporated Yuba County includes 9,914 new housing units and 
10,737 new jobs by 2035.  The majority of this new growth is expected to occur in Developing 
Communities with 4,577 new housing units and 2,999 new employees in Plumas Lake, 2,855 new 
housing units and 1,267 new employees in East Linda, 282 new housing units in North Arboga, and 
2,507 new employees in the new Highway 65 employment area.  The remaining 37 percent of 
employee growth and 22 percent of housing growth in the MTP/SCS is in Established 
Communities, Center and Corridor Communities, and Rural Residential Communities.  Established 
Communities include 3,077 new employees and 1,983 new housing units.  The majority of these new 
jobs are likely on Beale AFB while the remaining commercial, industrial, and employment uses are 
located in the Linda and Olivehurst area, primarily along Highway 65.  The MTP/SCS assumes 
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some mixed use development; including a very small number of redevelopment sites in Center and 
Corridor Communities.  This development adds 352 new employees and 136 new housing units by 
2035.  Rural Residential Communities in unincorporated Yuba County are expected to experience 
low amounts of growth, approximately 101 new housing units and 535 new jobs by 2035. The 
MTP/SCS forecast assumes relatively small amounts of new rural residential homes to be 
constructed in the region by 2035. This is in part due to the current recession combined with 
changing demographics, which suggest a higher percent of the population will want and need to live 
on smaller lots or in attached homes near existing jobs, services, and with more transportation 
choices.  This is also supportive of the county’s new Valley Growth Boundary which aims to guide 
the majority of the counties long term growth into the Center and Corridor Communities, 
Established Communities, and Developing Communities. 

 
By 2035, the county’s share of regional employment growth increases from today and their share 

of the regional housing market remains constant.  The county’s share of regional employment is 
expected to increase from 1.5 percent today, to about 2 percent in 2035.  However, because much of 
this employment growth is dependent on development of the Highway 65 Employment Area, which 
has significant infrastructure challenges to address, most of this employment is expected to occur 
later in the planning period.  Only 20 percent of the new 2035 employment is forecast to occur by 
2020.  Conversely, 54 percent of the county’s 2035 housing growth is forecast by 2020.  This is 
significantly higher than the regional average due to the fact that Plumas Lake, North Arboga, and 
East Linda are entitled to develop and have a high number of vacant lots that are ready to build as 
soon as the market returns.   

The regional monitoring program will track the level to which the county succeeds in its desire 
to have jobs rather than housing lead its future growth.  The success of establishing the Highway 65 
employment center, together with the future of Beale, will be the primary drivers of future 
employment growth and are top local priorities.   
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2020 and 2035 MTP/SCS Land Use Forecast by Community Type and Jurisdicition

Jurisdiction/Community Type
Total 

Employees

Total 
Housing 

Units
Total 

Employees

Total 
Housing 

Units
Total 

Employees

Total 
Housing 

Units
Employee 

Growth

Housing 
Unit 

Growth
Employee 

Growth

Housing 
Unit 

Growth
EL DORADO COUNTY
Placerville
Corridor/Center Communities 4,027 99 4,111 119 4,247 176 84 20 220 77
Established Communities 6,561 4,191 6,807 4,605 7,165 5,221 246 414 604 1,030
Placerville Total 10,588 4,290 10,918 4,724 11,412 5,397 330 434 824 1,107
Unincorporated El Dorado County
Corridor/Center Communities 3,557 66 3,765 81 3,992 81 208 15 435 15
Established Communities 20,600 29,169 25,403 31,066 35,525 35,367 4,803 1,897 14,925 6,198
Developing Communities 5,089 4,938 5,283 7,245 5,780 10,045 194 2,307 691 5,107
Rural Residential Communities 4,930 23,327 5,002 23,633 5,700 23,722 72 306 770 395
Unincorporated El Dorado Total 34,176 57,500 39,453 62,025 50,997 69,215 5,277 4,525 16,821 11,715
EL DORADO COUNTY TOTAL 44,764 61,790 50,371 66,749 62,409 74,612 5,607 4,959 17,645 12,822

PLACER COUNTY
Auburn
Corridor/Center Communities 2,735 511 2,818 548 2,943 798 83 37 208 287
Established Communities 6,247 5,855 6,406 6,024 6,883 6,215 159 169 636 360
Developing Communities 0 5 57 201 63 719 57 196 63 714
Auburn Total 8,982 6,371 9,281 6,773 9,889 7,732 299 402 907 1,361
Colfax
Corridor/Center Communities 684 140 753 140 1,280 226 69 0 596 86
Established Communities 303 674 356 744 366 768 53 70 63 94
Colfax Total 987 814 1,109 884 1,646 994 122 70 659 180
Lincoln
Corridor/Center Communities 1,133 49 1,187 50 1,208 115 54 1 75 66
Established Communities 6,853 17,632 8,160 20,321 11,607 21,559 1,307 2,689 4,754 3,927
Developing Communities 1,538 86 3,885 1,696 6,672 7,368 2,347 1,610 5,134 7,282
Lincoln Total 9,524 17,767 13,232 22,067 19,487 29,042 3,708 4,300 9,963 11,275
Loomis
Corridor/Center Communities 450 149 683 218 1,163 598 233 69 713 449
Established Communities 3,126 1,463 3,151 1,551 3,237 1,878 25 88 111 415
Rural Residential Communities 660 783 693 809 783 857 33 26 123 74
Loomis Total 4,236 2,395 4,527 2,578 5,183 3,333 291 183 947 938
Rocklin
Corridor/Center Communities 1,167 907 1,304 1,045 1,585 1,882 137 138 418 975
Established Communities 15,791 19,992 17,278 20,950 18,857 21,533 1,487 958 3,066 1,541
Developing Communities 353 1,031 2,677 4,437 5,997 4,873 2,324 3,406 5,644 3,842
Rocklin Total 17,311 21,930 21,259 26,432 26,439 28,288 3,948 4,502 9,128 6,358
Roseville
Corridor/Center Communities 6,924 2,191 7,749 2,530 9,102 2,887 825 339 2,178 696
Established Communities 62,078 43,320 69,659 44,847 80,585 46,499 7,581 1,527 18,507 3,179
Developing Communities 70 1,229 1,426 9,063 7,865 15,516 1,356 7,834 7,795 14,287
Roseville Total 69,072 46,740 78,834 56,440 97,552 64,902 9,762 9,700 28,480 18,162
Unincorporated Placer County
Established Communities 23,206 16,404 27,636 17,201 37,349 19,090 4,430 797 14,143 2,686
Developing Communities 93 164 949 3,966 3,579 13,187 856 3,802 3,486 13,023
Rural Residential Communities 8,251 24,053 8,406 24,818 8,593 26,143 155 765 342 2,090
Unincorporated Placer County Total 31,550 40,621 36,991 45,985 49,521 58,420 5,441 5,364 17,971 17,799
PLACER COUNTY TOTAL 141,662 136,638 165,233 161,159 209,717 192,711 23,571 24,521 68,055 56,073

MTP/SCS 2035 
Growth

Existing Conditions 
2008 MTP/SCS 2020 Total MTP/SCS 2035 Total

MTP/SCS 2020 
Growth
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2020 and 2035 MTP/SCS Land Use Forecast by Community Type and Jurisdicition

Jurisdiction/Community Type
Total 

Employees

Total 
Housing 

Units
Total 

Employees

Total 
Housing 

Units
Total 

Employees

Total 
Housing 

Units
Employee 

Growth

Housing 
Unit 

Growth
Employee 

Growth

Housing 
Unit 

Growth

MTP/SCS 2035 
Growth

Existing Conditions 
2008 MTP/SCS 2020 Total MTP/SCS 2035 Total

MTP/SCS 2020 
Growth

SACRAMENTO COUNTY
Citrus Heights
Corridor/Center Communities 7,674 1,616 8,243 1,661 10,330 2,886 569 45 2,656 1,270
Established Communities 11,557 34,522 11,863 35,274 13,440 37,012 306 752 1,883 2,490
Citrus Heights Total 19,231 36,138 20,106 36,935 23,770 39,898 875 797 4,539 3,760
Elk Grove
Corridor/Center Communities 939 69 939 69 939 69 0 0 0 0
Established Communities 25,056 44,428 26,570 45,061 34,055 46,860 1,514 633 8,999 2,432
Developing Communities 849 774 4,642 7,723 11,039 13,325 3,793 6,949 10,190 12,551
Rural Residential Communities 1,586 3,747 1,586 4,512 1,586 5,756 0 765 0 2,009
Elk Grove Total 28,430 49,018 33,737 57,365 47,619 66,010 5,307 8,347 19,189 16,992
Folsom
Corridor/Center Communities 9,084 1,421 10,159 2,014 10,833 2,186 1,075 593 1,749 765
Established Communities 25,732 24,435 29,297 26,838 35,996 27,230 3,565 2,403 10,264 2,795
Developing Communities 0 1 47 2,313 1,291 6,688 47 2,312 1,291 6,687
Folsom Total 34,816 25,857 39,503 31,165 48,120 36,104 4,687 5,308 13,304 10,247
Galt
Corridor/Center Communities 1,977 303 2,583 392 2,804 481 606 89 827 178
Established Communities 2,882 7,481 3,136 8,204 4,960 9,322 254 723 2,078 1,841
Developing Communities 249 205 249 205 385 1,091 0 0 136 886
Galt Total 5,108 7,989 5,968 8,801 8,149 10,894 860 812 3,041 2,905
Isleton  
Established Communities 115 352 128 378 159 443 13 26 44 91
Isleton Total 115 352 128 378 159 443 13 26 44 91
Rancho Cordova
Corridor/Center Communities 17,023 6,132 17,824 6,649 20,469 10,956 801 517 3,446 4,824
Established Communities 37,926 16,470 43,048 17,748 53,670 18,182 5,122 1,278 15,744 1,712
Developing Communities 146 2,267 1,235 8,423 7,332 21,085 1,089 6,156 7,186 18,818
Rancho Cordova Total 55,095 24,869 62,107 32,820 81,471 50,223 7,012 7,951 26,376 25,354
City of Sacramento
Corridor/Center Communities 170,884 59,202 182,501 73,508 210,637 102,301 11,617 14,306 39,753 43,099
Established Communities 115,093 132,297 126,861 143,983 150,315 153,329 11,768 11,686 35,222 21,032
Developing Communities 0 0 241 1,626 2,123 5,077 241 1,626 2,123 5,077
Sacramento Total 285,977 191,499 309,603 219,117 363,075 260,707 23,626 27,618 77,098 69,208
Unincorporated Sacramento County  
Corridor/Center Communities 84,045 23,483 88,770 29,186 114,286 47,170 4,725 5,703 30,241 23,687
Established Communities 95,579 173,794 103,610 177,707 124,251 182,709 8,031 3,913 28,672 8,915
Developing Communities 4,842 7,846 6,802 13,856 11,517 25,793 1,960 6,010 6,675 17,947
Rural Residential Communities 9,298 13,440 9,476 13,652 11,582 14,072 178 212 2,284 632
Unincorporated Sacramento Total 193,764 218,563 208,658 234,401 261,636 269,744 14,894 15,838 67,872 51,181
SACRAMENTO COUNTY TOTAL 622,536 554,285 679,810 620,982 833,999 734,023 57,274 66,697 211,463 179,738

SUTTER COUNTY
Live Oak
Corridor/Center Communities 467 47 601 57 878 85 134 10 411 38
Established Communities 592 2,454 690 2,959 1,029 3,721 98 505 437 1,267
Live Oak Total 1,059 2,501 1,291 3,016 1,907 3,806 232 515 848 1,305
Yuba City*
Corridor/Center Communities 8,064 1,518 8,571 1,699 10,036 1,912 507 181 1,972 394
Established Communities 17,156 22,509 18,955 25,302 24,002 27,450 1,799 2,793 6,846 4,941
Developing Communities 397 268 397 268 757 1,749 0 0 360 1,481
Yuba City Total 25,617 24,295 27,923 27,269 34,795 31,111 2,306 2,974 9,178 6,816
Unincorporated Sutter County*
Established Communities 4,265 6,898 4,280 7,284 4,386 7,580 15 386 121 682
Developing Communities 810 14 810 14 3,287 3,489 0 0 2,477 3,475
Unincorporated Sutter County Total 5,075 6,912 5,090 7,298 7,673 11,069 15 386 2,598 4,157
SUTTER COUNTY TOTAL 31,751 33,708 34,304 37,583 44,375 45,986 2,553 3,875 12,624 12,278
*In 2008, unincorporated Sutter County has an additional 924 jobs and 1,744 housing units today that are in the portion of the existing Yuba City SOI areathat is assumed to be annexed within the planning period.  For this reason, 
the existing jobs and homes are being shown in the Yuba City total.
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2020 and 2035 MTP/SCS Land Use Forecast by Community Type and Jurisdicition

Jurisdiction/Community Type
Total 
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Total 
Housing 

Units
Total 
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Total 
Housing 

Units
Total 

Employees

Total 
Housing 

Units
Employee 

Growth

Housing 
Unit 

Growth
Employee 

Growth

Housing 
Unit 

Growth

MTP/SCS 2035 
Growth

Existing Conditions 
2008 MTP/SCS 2020 Total MTP/SCS 2035 Total

MTP/SCS 2020 
Growth

YOLO COUNTY
Davis
Corridor/Center Communities 6,039 1,392 6,134 1,525 6,803 2,715 95 133 764 1,323
Established Communities 10,218 24,227 11,074 25,421 13,637 26,550 856 1,194 3,419 2,323
Davis Total 16,257 25,619 17,208 26,946 20,440 29,265 951 1,327 4,183 3,646
West Sacramento
Corridor/Center Communities 3,875 1,483 7,078 5,086 17,680 12,562 3,203 3,603 13,805 11,079
Established Communities 27,848 14,806 28,688 16,001 31,418 18,633 840 1,195 3,570 3,827
Developing Communities 1,035 1,532 2,309 3,581 4,499 4,416 1,274 2,049 3,464 2,884
West Sacramento Total 32,758 17,821 38,075 24,668 53,597 35,611 5,317 6,847 20,839 17,790
Winters
Corridor/Center Communities 158 3 158 3 176 3 0 0 18 0
Established Communities 1,832 2,046 2,081 2,412 2,940 3,063 249 366 1,108 1,017
Winters Total 1,990 2,049 2,239 2,415 3,116 3,066 249 366 1,126 1,017
Woodland
Corridor/Center Communities 3,443 781 3,453 781 3,470 1,522 10 0 27 741
Established Communities 22,400 17,964 24,589 18,048 28,371 18,946 2,189 84 5,971 982
Developing Communities 400 541 1,357 2,736 1,527 4,049 957 2,195 1,127 3,508
Woodland Total 26,243 19,286 29,399 21,565 33,368 24,517 3,156 2,279 7,125 5,231
Unincorporated Yolo County
Corridor/Center Communities 17,763 895 18,673 2,646 20,702 2,646 910 1,751 2,939 1,751
Established Communities 7,368 6,502 7,789 6,917 9,797 7,641 421 415 2,429 1,139
Unincoporated Yolo County Total 25,131 7,397 26,462 9,563 30,499 10,287 1,331 2,166 5,368 2,890
YOLO COUNTY TOTAL 102,379 72,172 113,383 85,157 141,020 102,746 11,004 12,985 38,641 30,574

YUBA COUNTY
Marysville
Corridor/Center Communities 2,531 280 2,606 323 2,913 386 75 43 382 106
Established Communities 5,753 4,983 5,915 5,025 6,387 5,334 162 42 634 351
Marysville Total 8,284 5,263 8,521 5,348 9,300 5,720 237 85 1,016 457
Wheatland
Corridor/Center Communities 55 105 55 109 55 109 0 4 0 4
Established Communities 682 1,185 791 1,319 901 1,319 109 134 219 134
Developing Communities 0 21 0 403 708 1,048 0 382 708 1,027
Wheatland Total 737 1,311 846 1,831 1,664 2,476 109 520 927 1,165
Unincorporated Yuba County
Corridor/Center Communities 1,131 367 1,193 448 1,483 503 62 81 352 136
Established Communities 3,275 7,891 3,373 8,923 4,560 9,854 98 1,032 1,285 1,963
Beale AFB 4,652 185 5,673 185 6,444 185 1,021 0 1,792 0
Developing Communities 643 4,795 1,569 8,996 7,416 12,509 926 4,201 6,773 7,714
Rural Residential Communities 4,501 6,320 4,562 6,364 5,036 6,421 61 44 535 101
Unincorporated Yuba County Total 14,202 19,558 16,370 24,916 24,939 29,472 2,168 5,358 10,737 9,914
YUBA COUNTY TOTAL 23,223 26,132 25,737 32,095 35,903 37,668 2,514 5,963 12,680 11,536

Regional Totals
Corridor/Center Communities 355,829 103,209 381,911 130,887 460,014 195,255 26,082 27,678 104,185 92,046
Established Communities 564,746 684,129 623,267 722,298 752,292 763,493 58,521 38,169 187,546 79,364
Developing Communities 16,514 25,717 33,935 76,752 81,837 152,027 17,421 51,035 65,323 126,310
Rural Residential Communities 29,226 71,670 29,725 73,788 33,280 76,971 499 2,118 4,054 5,301
Regional Total 966,315 884,725 1,068,838 1,003,725 1,327,423 1,187,746 102,523 119,000 361,108 303,021

DRAFT MTP/SCS 2035 Update - Appendix E-3 Land Use Forecast Background Documentation 72


	4) Jurisdictional 2035 Growth Allocation Technical Methodology Summary  18
	Jurisdiction Narratives Land Use Allocation_v4.pdf
	Regional Growth Pattern
	Summary by Jurisdiction
	EL DORADO COUNTY
	Placerville
	El Dorado (Unincorporated County)
	PLACER COUNTY
	Auburn
	Colfax
	Lincoln
	Loomis
	Rocklin
	Roseville
	Placer (Unincorporated County)
	SACRAMENTO COUNTY
	Citrus Heights
	Elk Grove
	Folsom
	Galt
	Isleton
	Rancho Cordova
	Sacramento
	Sacramento (Unincorporated County)
	SUTTER COUNTY
	Live Oak
	Yuba City
	Sutter (Unincorporated County)
	YOLO COUNTY
	Davis
	West Sacramento
	Winters
	Woodland
	Yolo (Unincorporated County)
	YUBA COUNTY
	Marysville
	Wheatland
	Yuba (Unincorporated County)



	PrefAlt_2020_2035_Summary_Sept2011_forRollupinAppendix.pdf
	comm type rollup

	Jurisdiction Narratives Land Use Allocation_v5_changes.pdf
	Regional Growth Pattern
	Summary by Jurisdiction
	EL DORADO COUNTY
	Placerville
	El Dorado (Unincorporated County)
	PLACER COUNTY
	Auburn
	Colfax
	Lincoln
	Loomis
	Rocklin
	Roseville
	Placer (Unincorporated County)
	SACRAMENTO COUNTY
	Citrus Heights
	Elk Grove
	Folsom
	Galt
	Isleton
	Rancho Cordova
	Sacramento
	Sacramento (Unincorporated County)
	SUTTER COUNTY
	Live Oak
	Yuba City
	Sutter (Unincorporated County)
	YOLO COUNTY
	Davis
	West Sacramento
	Winters
	Woodland
	Yolo (Unincorporated County)
	YUBA COUNTY
	Marysville
	Wheatland
	Yuba (Unincorporated County)






