
Appendix M 
Growth Scenario Memo 

  



 
1212 BROADWAY, SUITE 1500, OAKLAND, CA 94612-1817 

T:  510.839.8383   F:  510.839.8415 

 
 

FINAL MEMORANDUM 
 
Date: August 31, 2015 (revised) 
  
To: Loren Clark, Placer County Planning Department 
 Holly Heinzen and Bryan Hacker, Placer County Executive Office 
 
From: Sally Nielsen 
 
Subject: Placer County Conservation Plan growth scenario and 

land development estimates, 2015  
 
 
This memorandum presents estimates of existing conditions for housing, population and 
employment in Plan Area A of the Placer County Conservation Plan and the larger West Placer 
area; a scenario of housing, population, and employment growth for these areas; and estimates of 
associated land development to accommodate urban/suburban and rural residential land uses. 
The estimates of land development are used to estimate the effects of covered activities during 
the 50-year permit term of the Placer County Conservation Plan (PCCP). 

Geographic areas for analysis 
The focus of this analysis is Plan Area A defined as unincorporated Placer County and the City 
of Lincoln within the boundaries delineated in Figure 1. In addition, a larger West Placer area is 
defined to include the non-participating city jurisdictions within or adjacent to the Plan Area A 
boundary. These jurisdictions are the cities of Auburn, Rocklin, and Roseville and the Town of 
Loomis. Plan Area A is divided into two subareas: the Valley—consisting of unincorporated 
Placer County and the City of Lincoln, and the Foothills / I-80 Corridor—consisting entirely of 
unincorporated Placer County areas. (See Figure 1.) For context, the analysis includes County 
totals for existing conditions and the 50-year planning horizon, with the latter based on 
generalized planning parameters.  

2014 is the setting year for the estimates of existing conditions. The 2014 estimates incorporate 
the results of the 2010 Census, current (as of late 2014) demographic and economic information   
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available for Placer County and subareas of the county, the effects of the Great Recession, and 
recent indications of recovery from that downturn. The 50-year growth projection is based on 
analysis of development potential in Placer County and the cities in the county and assumptions 
about long-term trends for economic growth and housing demand. The totals for the end of the 
permit term are the sum of the 2014 existing conditions and the 50-year growth increment. 

Existing Conditions—2014  
Figure 2 and Table 1 present the existing conditions estimates for housing, population and 
employment. There are 109,000 people living in 40,000 households in Plan Area A in 2014. The 
Non-Participating Cities account for about two times as much housing and population. 
Combined, this West Placer area represents about 80 percent of the housing in Placer County and 
almost 90 percent of the resident population. There is proportionally more population than 
housing in West Placer because of the substantial proportion of housing units in the rest of the 
County (the East County/Tahoe Basin area) that do not house permanent residents. There are 
about 33,000 people working in Plan Area A and almost 120,000 working in the adjacent Non-
Participating Cities. Just over 90 percent of all employment in Placer County is located in West 
Placer.1  

 
                                                 
1 The employment estimates presented throughout this memorandum include both wage and salary employment, 

those jobs measured in California Employment Development Department (EDD) employer statistics produced 
from employer reports, and self-employed workers, i.e., people who are employed but work for themselves and 
who are not counted in the employer statistics that are the basis for the wage and salary employment estimates. 
The self-employed are an important component of the workforce. Analysis of the ability of the local economy to 
employ area residents is incomplete without counting the self-employed. HEG’s estimates of total employment 
including the self-employed are based on analysis of American Community Survey estimates that indicate that 
people who are self-employed in their own business are about 12 percent of Placer County employment (measured 
by place of work). Placer County’s self-employed are in business as specialty trade contractors, real estate 
agents/brokers, accountants, lawyers, computer and other technical consultants, architects, doctors and other health 
practitioners, day care providers, and non-store retailers.  
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Figure 2 
2014 Existing Conditions: Distribution of Housing, Population and 

Employment by Placer County Areas 

Rest of Placer County

Non-Participating Cities

Plan Area A - Foothills / I-
80 Corridor

Plan Area A - Valley



Placer County Conservation Plan growth scenario and land development estimate, 2015  
FINAL Memorandum to Loren Clark, Holly Heinzen, and Bryan Hacker  
August 31, 2015 (revised) 
 

Hausrath Economics Group 4 

 
Table 1 

 

 
 

2014 Existing Conditions in Plan Area A 
Housing, Population, and Employment 

and the Rest of Placer County:  

 

Housing 
Units Households 

Household 
Population 

Total 
Population   

 

Employment 
by Place of 

Work 

 

Plan Area A 42,700  40,300  109,000  110,200  33,000  

Valley 21,500  20,300  55,000  55,300  14,000  

Foothills / I-80 Corridor 21,200  20,000  54,000  54,900  19,000  

Non-Participating Cities 81,400  76,900  205,300  207,000  119,000  
West Placer Total 124,100  117,200  314,300  317,200   152,000  

 Placer County Total  157,100   136,700   362,200    366,100   165,300  
Note: 
Estimates for subareas of the County detailed in this table are based on 2010 Census data and 2010 OnTheMap jobs by place of 
work estimates by Census geographies and GIS analysis prepared by the Placer County Planning Department for the detailed 
geography at the eastern boundary of the Plan Area. 2014 estimates are based on California Department of Finance estimates for 
2014 for the unincorporated county and the cities in the county, California Employment Development Department March 2013 
benchmark estimates of County wage and salary employment, and U.S. Census Bureau OnTheMap 2011 estimates of jobs by 
place of work for the unincorporated county and cities in the county. The 2014 estimates for housing and population for Plan 
Area A and its subareas assume that West Placer represents the same percentage of County totals as it does in 2010 and that the 
distribution among subareas also remains the same. The 2014 employment estimate is derived by applying the 2010 – 2013 
annual growth rate to 2013 EDD estimates, assuming the same distribution among jurisdictions as in 2011 and the same 
distribution among Plan Area A subareas as in 2010.  
 
Sources: State of California Department of Finance, E-5 Population and Housing Estimates for Cities, Counties and the State, 
January 1, 2011 - 2014, with 2010 Benchmark, May 2014; State of California Employment Development Department, Annual 
Average Industry Employment, March 2013 benchmark, September 19, 2014; U.S. Census Bureau, American Community Survey 
2008-2012 and 2010-2012; U.S. Census Bureau, OnTheMap application and LEHD Origin-Destination Employment Statistics, 2010 
and 2011 for Placer County areas; Placer County Planning Department; and Hausrath Economics Group. 
 
New Development Potential in Plans and Projects 
There is substantial development potential to accommodate population and employment growth 
in the West Placer area. Much of this development potential in plans and proposed or entitled 
projects is located in Plan Area A and represents land development covered activity under the 
HCP / NCCP. Figure 3: West Placer Housing Units—2014 and Build Out Capacity by 
Jurisdiction and Figure 4: West Placer Employment—2014 and Build Out Capacity by 
Jurisdiction illustrate the magnitude of the capacity for land use change in this area. In 2014, 
both housing and jobs are concentrated in the cities of Roseville and Rocklin in particular. The 
scenario shifts dramatically for the potential to accommodate future new development. 
Unincorporated West Placer represents 60 percent of the remaining build out development 
capacity for housing in the West Placer area and about 50 percent of the remaining build out 
capacity for employment. See Appendix Table A.1 for details on development potential in the 
West Placer area by planning area and jurisdiction. 
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Figure 3 
West Placer Housing Units - 2014 and Remaining Build Out Capacity,  

by Jurisdiction 
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Figure 4 
West Placer Employment - 2014 and Remaining Build Out Capacity, 

by Jurisdiction 
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♦ The incremental build out development capacity for West Placer overall beyond 
2014 totals 183,000 housing units and about 231,000 jobs. 

♦ The Unincorporated Areas within Plan Area A represent capacity for an 
additional 104,000 housing units and 114,000 jobs. 

♦ The City of Lincoln within Plan Area A represents capacity for 44,000 more 
housing units and 45,000 more jobs. 

♦ The remaining development potential within Non-Participating Cities is in the 
range of 35,000 housing units and 72,000 jobs. 

These estimates are based on land use inventory updates conducted in 2013 and 2014 by the 
Sacramento Area Council of Governments (SACOG) as part of preparation for the 2016 update 
of the regional Metropolitan Transportation Plan / Sustainable Communities Strategy (2016 
MTP/SCS update). SACOG staff and member agency planning and public works staff compiled 
an updated list of development potential in adopted and proposed land use plans. The list is 
published as “Attachment A – Table 2” in the Inventory of Adopted and Proposed Land Use 
Plans dated March 27, 2014 and revised April 2, 2014. This analysis for the Western Placer 
County HCP / NCCP includes technical refinements to the buildout estimates as presented in the 
tables for the 2016 MTP/SCS Update Draft Preferred Scenario – April 16, 2015 (Attachment C 
for the SACOG Board of Directors, April 9, 2015).For Placer County jurisdictions in the West 
Placer area, the inventory includes the following: 

♦ Auburn: infill of Center, Corridor and Established Communities2 (including 
Amtrak station and Highway 49) and the Baltimore Ravine Specific Plan 
Developing Community 

♦ Lincoln: infill of Center, Corridor, and Established Communities (including 
Downtown Urban Design Plan), and Developing Communities including portion 
of Highway 65 in the sphere of influence (SOI), housing in Villages 1, 2, 3, 4, 5, 
6, and 7; and SUD A and employment in Villages 5 and 7 and SUD’s B and C.  

                                                 
2 Center, Corridor and Established Communities are the Community Types defined by SACOG for the 2012 

MTP/SCS 2035. They are described briefly as follows (see SACOG, Current MTP/SCS 2035, adopted April 2012, 
Chapter 3 Summary of Growth and Land Use Forecast (http://www.sacog.org/2035/files/MTP-SCS/3%20-
%20Land%20Use%20Forecast%20Final.pdf):  
♦ Center and Corridor Communities are “identified in local plans as historic downtowns, main streets, 

commercial corridors, rail station areas, central business districts, town centers, or other high density 
destinations;”  

♦ Established Communities are “adjacent to, or surrounding, Center and Corridor Communities….made up of 
existing low- and medium-density residential neighborhoods, office and industrial parks, or commercial 
strip centers;” 

♦ Developing Communities “are typically, but not always, situated on vacant land at the edge of existing 
urban or suburban development….identified in local plans as special plan areas, specific plans, or master 
plans;” 

♦ Rural Residential Communities “are outside of urbanized areas and designated in local land use plans for 
rural residential development.” 

http://www.sacog.org/2035/files/MTP-SCS/3%20-%20Land%20Use%20Forecast%20Final.pdf
http://www.sacog.org/2035/files/MTP-SCS/3%20-%20Land%20Use%20Forecast%20Final.pdf
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♦ Loomis: infill of Center, Corridor, and Established Communities (including Town 
Center Master Plan), and rural residential development 

♦ Rocklin: infill of Center, Corridor, and Established Communities (including 
Rocklin Downtown Plan/Amtrak station), and Clover Valley, Highway 65 
Corridor, I-80 Commercial, and Sunset Ranchos Developing Communities 

♦ Roseville: infill of Center, Corridor, and Established Communities (including 
Downtown Master Plan and remaining Amtrak station, Douglas West, Sunrise), 
and Creekview, Sierra Vista, and West Roseville Developing Communities. The 
SACOG inventory lists (as part of the Roseville land use inventory) Amoruso 
Ranch (aka Brookfield) proposed for land area currently in unincorporated Placer 
County. This analysis for the PCCP attributes this development capacity to 
Unincorporated West Placer (see below).  

♦ Unincorporated West Placer: infill of Established Communities and Sphere-of-
Influence areas (including non-residential development potential in the Sunset 
Industrial Area, remaining development capacity in Granite Bay, 
Newcastle/Penryn, Ophir community plans), Auburn Sphere of Influence; 
Bickford Ranch, Placer Vineyards, Regional University, Riolo Vineyard, Placer 
Ranch (Community and University) Developing Communities; and rural 
residential development in the foothills. In addition, as noted above, the 
development capacity for the Brookfield (or Amoruso Ranch) Specific Plan Area 
is attributed to Unincorporated West Placer. 

For the purposes of the PCCP analysis, plan areas in Lincoln and Unincorporated West Placer 
that are listed as “unknown” in the SACOG inventory are instead estimated using background 
information from other sources: the Lincoln General Plan update (2008) for additional capacity 
in Villages 3, 4, and 6 and Placer County background materials for Curry Creek. These estimates 
add about 1,800 jobs to Lincoln’s development capacity and about 25,000 housing units and 
3,400 jobs to Unincorporated West Placer development capacity, beyond that indicated in the 
SACOG inventory. In addition, the Placer Ranch University is represented (in unincorporated 
West Placer development potential) by 5,000 jobs based on faculty and staff estimates for the 
proposed specific plan. All of these amounts are included in the development capacity beyond 
2014 illustrated in Figures 3 and 4. 

50-Year Growth Scenario 
The following 50-year growth scenario considers the planned and proposed development 
capacity described above in conjunction with analysis of factors supporting long-term demand 
for urban/suburban and rural residential land uses in Placer County based on analysis of 
demographic trends, economic factors, regional growth potential, and more localized 
development patterns. The scenario accounts for Placer County’s increasing importance in the 
regional economy and housing market. The estimates represent a reasonable scenario for 
expected growth based on the assumption that a high quality of life continues to attract economic 
activity and new residents and that appropriate infrastructure and public facilities development 
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occurs to accommodate growth. Among other factors, transportation costs, climate change, and 
potential market responses to those changes could alter the 50-year growth scenario.  

The 50-year growth scenario presented here was prepared for the purposes of the PCCP in 2015. 
The scenario incorporates significant updates to current employment estimates indicating 
recovery of essentially all of the jobs lost between 2007 and 2010 and incorporates the most 
recent development potential estimates. 

Table 2, Figure 5, and Figure 6 present the future scenario for housing, population, and 
employment at the end of the 50-year permit term. The growth scenario for the PCCP shows a 
three-fold increase in the number of housing units in Plan Area A and a commensurate increase 
in population to a total of 358,000 residents. In 2014, Plan Area A encompasses 30 percent of the 
County’s population; at the end of the permit term, the scenario shows 50 percent of the 
County’s population living in the Plan Area A. Plan Area A has the potential to accommodate 
more housing than the four Non-Participating Cities at the end of the permit term. The growth 
scenario shows 114,000 housing units and just over 300,000 people in the four Non-Participating 
Cities at the end of the 50-year period. The scenario shows substantial employment growth in 
Plan Area A—almost four times as many jobs as are located there in 2014. The Non-
Participating Cities continue to accommodate substantial job growth but the share of total 
County employment in these cities declines from 70 percent of the total in 2014 to just under 60 
percent of the total at the end of the. The scenario shows the combined West Placer area growing 
at a somewhat faster pace than the rest of the county, representing roughly 90 percent of total 
county population and 95 percent to total county employment at the end of the 50-year permit 
term. 

Table 3 and Figure 7 present the 50-year growth increment that is the basis for the estimates of 
land development by covered activities under the PCCP. The growth scenario for Plan Area A 
shows an increase of 93,000 housing units, almost three times as many as accommodated in the 
Non-Participating Cities, representing more than 60 percent of the housing added in the County. 
New housing in the Valley subarea is 85 percent of the total increase over the 50-year permit 
term. The 50-year scenario also shows an increase of 91,000 jobs in Plan Area A, almost all of 
that in the Valley subarea. The Non-Participating Cities see an increase of almost 70,000 jobs 
over the 50-year period. 
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Table 2 
Conditions at End of 50-year Permit Term 
Housing, Population, and Employment 

 

in  Plan Area A and the Rest of Placer County:  

Housing 
Units Households 

Household 
Population 

 

Total 
Population 

Employment 
by Place of 

Work 

Plan Area A 

Valley 

Foothills / I-80 Corridor 

Non-Participating Cities 
West Placer Total 

 Placer County Total 

135,700  

100,500  

35,200  

114,400  
250,100  

 303,900  

128,900  

95,500  

33,400  

108,700  
237,600  

 264,000  

354,500  

262,600  

91,900  

298,900  
653,400  

 726,000  

 358,100  
 263,600  
 93,400  
 301,700  

659,800   
 

  733,000  

124,000  

103,000  

21,000  

187,000  
311,000  

 327,400  
Note:  
These projections prepared for the purposes of the Placer County Conservation Plan represent one possible scenario for long-
term growth in Placer County, assuming continuation of long-term regional growth trends and planned development patterns. 
The scenario reflects future economic and population growth potential for Placer County and the cities in the county and 
assessment of development plans and proposals under consideration in Placer County and the cities as of April 2015. Among 
other factors, transportation costs, climate change, and potential market responses to those changes with alter the 50-year 
growth scenario. 
 
The conditions for the end of the permit term are derived as follows: 

1. The 50-year growth increment (see Table 3) for housing units and employment by place of work for West Placer 
(Plan Area A subareas and the Non-Participating Cities) is derived from analysis of remaining development potential. 

2. For each geographic area, the 50-year increment is added to 2014 existing conditions for housing units and 
employment by place of work. 

3. The estimate of occupied housing units at the end of the permit term assumes a five percent housing vacancy rate 
for all of West Placer and West Placer subareas and.  

4. The estimate of household population at the end of the permit term assumes 2.75 persons per household in all areas 
in the future. 

5. The estimate of total population at the end of the permit term in each subarea assumes no change over time in the 
ratio of household population to total population. 

6. County totals for population and employment are calculated from the West Placer estimates assuming that in 50 
years West Placer represents 90 percent of total population and household population in the County (up from the 87 
percent estimated in 2014) and 95 percent of total employment in the County (up from the 92 percent estimated for 
2014). The Placer County household estimate assumes 2.75 persons per household; and the housing unit estimate 
assumes a 13 percent housing vacancy rate for Placer County overall (the same as indicated by 2010 data). 

 
Sources: Hausrath Economics Group; Sacramento Area Council of Governments “Inventory of Adopted and Proposed Land Use 
Plans”, Attachment A – Table 2 (revised April 2, 2014) and 2016 Metropolitan Transportation Plan/Sustainable Communities 
Strategy Update, Draft Preferred Scenario, April 16, 2015 (Attachment C, SACOG Board of Directors, April 9, 2015); and various 
planning and environmental review documents prepared in Placer County and the cities in the county. 
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50-Year Employment Scenario: 2014 to the end of the Permit Term, by 
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Table 3 
Growth Increment for 50-year Permit Term 
Housing, Population, and Employment 

 

in Plan Area A and the Rest of Placer County:  

 

Housing 
Units Households 

Household 
Population 

Total 
Population  

Employment 
by Place of 

 Work 

Plan Area A 

Valley 

Foothills / I-80 Corridor 

Non-Participating Cities 
West Placer Total 

 Placer County Total 

93,000  

79,000  

14,000  

33,000  
126,000  

 146,800  

88,600  

75,200  

13,400  

31,800  
120,400  

 127,300  

245,500  

207,600  

37,900  

93,600  
339,100  

 363,800  

246,800  

208,300  

38,500  

94,700  
341,500  

 366,900  

 
 

 

 
 

 

91,000  

89,000  

2,000  

68,000  
159,000  

 162,100  
Note:  
These projections prepared for the purposes of the Placer County Conservation Plan represent one possible scenario for long-
term growth in Placer County, assuming continuation of long-term regional growth trends and planned development patterns. 
The scenario reflects future economic and population growth potential for Placer County and the cities in the county and 
assessment of development plans and proposals under consideration in Placer County and the cities as of April 2015. Among 
other factors, transportation costs, climate change, and potential market responses to those changes with alter the 50-year 
growth scenario. 
 
The 50-year growth increment for housing units and employment by place of work for West Placer (Plan Area A subareas and the 
Non-Participating Cities) is derived from analysis of remaining development potential. The other growth increment indicators 
(households, household population, and total population) are derived by subtracting 2014 existing conditions from conditions at 
the end of the 50-year permit term estimated as described in Table 2. 
 
For the County totals, the increment for all indicators is derived by subtracting 2014 existing conditions from conditions at the 
end of the 50-year permit term estimated as described in Table 2. 
 
Sources: Hausrath Economics Group; Sacramento Area Council of Governments “Inventory of Adopted and Proposed Land Use 
Plans”, Attachment A – Table 2 (revised April 2, 2014) and 2016 Metropolitan Transportation Plan/Sustainable Communities 
Strategy Update, Draft Preferred Scenario, April 16, 2015 (Attachment C, SACOG Board of Directors, April 9, 2015); and various 
planning and environmental review documents prepared in Placer County and the cities in the county. 
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Evaluation of the 50-Year Growth Scenario 
The increase in housing and jobs in West Placer projected for the 50-year PCCP permit term 
does not represent build out of the development capacity in this area as measured by current land 
use plans and proposals. The 126,000 housing units are about 70 percent of the remaining 
residential development capacity overall for West Placer, and the 159,000 jobs fill about 70 
percent of the remaining non-residential development capacity. Over this period, the Non-
Participating Cities are expected to build out their development capacity, and 
redevelopment/reinvestment accommodates more population and employment in established 
developed areas. In Plan Area A, the City of Lincoln and Unincorporated West Placer would use 
about 60 percent of their remaining development capacity. 

At about 2,500 housing units added per year on average, the West Placer 50-year growth 
scenario is in line with the most recent 30-year trend (1980 – 2010) for all West Placer cities, and 
represents a substantial slowing of the shorter-term annual growth rate of the 2000 – 2010 
decade (3,800 units per year added in West Placer cities). The scenario’s 50-year annual growth 
rate for housing is 1.4 percent per year; about the same as the rate indicated for the shorter 2012 
– 2036 period covered by SACOG’s 2016 MTP / SCS Update (Draft Preferred Scenario, April 
16, 2015) for all of Placer County outside the Tahoe Basin. Both the Plan scenario and the 
SACOG scenario for housing and population growth are substantially faster in Placer County 
than the growth rate indicated in long-term population projections for California counties for the 
2010 to 2060 period issued in 2013 by the California Department of Finance (DOF). For Placer 
County, the DOF 2013 projections indicate a 50-year population growth rate of about 1.0 percent 
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per year, a substantial slowing from the population growth rate indicated in prior DOF 
modelling.3 

The 50-year job growth scenario for West Placer represents a growth rate of about 1.4 percent 
per year and an average annual increase of 3,200 jobs per year in the West Placer area. This is 
somewhat slower than rate of growth SACOG shows for the 2012 – 2036 period in the 2016 
MTP / SCS Update (Draft Preferred Scenario, April 16, 2015)—a rate of 2.05 percent per year 
for all of Placer County outside the Tahoe Basin. (Note that the slower rate over a longer time 
period is a consistent growth scenario.) Caltrans most recent county-level employment forecasts 
for Placer County also indicate a similar long-term growth rate of 1.6 percent per year for the 
2010 – 2040 period. 

Development pattern over time 
The distribution of West Placer development capacity by jurisdiction described above means that 
there is likely to be a near-term lag in the pace of development in those jurisdictions covered by 
the PCCP—the City of Lincoln and unincorporated Placer County. Over the next 5 – 15 years, 
most of the new development in West Placer is likely to occur in the non-participating cities of 
Roseville and Rocklin where development capacity is further along in the entitlement and 
implementation process. SACOG’s 2015 MTP/SCS Draft Preferred Scenario illustrates this 
development pattern, showing Roseville and Rocklin in 2020 at 70 – 80 percent of residential 
buildout and 40 – 60 percent of non-residential buildout, while Lincoln and unincorporated 
Placer County in 2020 are at 45 – 50 percent of residential buildout and about 25 percent of non-
residential buildout. 

The pace of land development over time is one variable in the cost and funding analysis of the 
PCCP. The pace of development is assumed to be even over time in the Foothills subarea. 
Because of the conditions described above, this is not likely to be the case in the Valley subarea. 
Figure 8 illustrates the scenario of land development over time in the Valley subarea that is used 
in the cost and funding analysis of the PCCP.  

                                                 
3 The projections DOF projections based on fertility and mortality assumptions and 2000 – 2010 migration trends; 

projection model does not directly consider job growth. See Center for the Continuing Study of the California 
Economy, A Review of the DOF and ABAG Population Projections to 2040, March 2013, prepared for the 
Association of Bay Area Governments, for a discussion of the differences between DOF’s methodology and 
integrated regional forecasting models such as those developed by ABAG and SACOG. 
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Figure 8 
Pace of Land Development in the Valley Subarea over 50-year Permit 

Term 
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Land development scenario to accommodate growth 
The estimates of land development to accommodate population and employment growth in Plan 
Area A through the 50-year permit-term are the basis for the PCCP effects analysis of land 
development covered activities. Table 4 summarizes the land development estimates for the 
analysis zones that make up Plan Area A. The table presents estimates of the 50-year growth 
increment for housing and jobs (from Table 3) along with estimates of acres of land developed 
to accommodate that growth. Estimates are presented for PCCP analysis zones that fall within 
the Valley and Foothills / I-80 Corridor subareas shown on Figure 9.  

Just over 30,000 acres of land would be developed for urban/suburban and rural residential uses 
and associated infrastructure and public facilities in Plan Area A over the 50-year permit term. 
The estimates of land development reflect development types and development intensities 
(dwelling units per acre and floor-area-ratios for non-residential development) that are currently 
envisioned in City of Lincoln and Placer County general and specific plans, planning studies, and 
planning proposals as documented in the SACOG land use inventory analysis for the 2016 
MTP/SCS Update (Draft Preferred Scenario) and other City of Lincoln and Placer County 
sources cited above. Foothills / I-80 Corridor land development is also based on analysis rural 
residential development patterns. 

Two-thirds of the land development occurs in the Valley where most of the population and 
employment growth is expected to occur. The Foothills and I-80 Corridor unincorporated areas 
accommodate a relatively small amount of growth but the low density development pattern 
means 33 percent of Plan Area A land development occurs there 
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Table 4 
Land Development to Accommodate Growth in Plan Area A for 50-year Permit Term 

Plan Area A Subareas / Analysis Zones 
Land Area 

 Developed(acres)
Housing 

Units 

Employment 
by Place of 

Work 
 aValley Planned & Potential Future Growth – Lincoln  

 aValley Planned & Potential Future Growth – Placer County  
 bValley Conservation and Rural Development  

Valley Subtotal 
 Foothills / I-80 Corridor Planned & Potential Future Growthb 

 cFoothills Conservation and Rural Development  

Foothills / I-80 Corridor Subtotal 
Plan Area A Total 

6,325 
13, 220  

570 
20, 115  

9,993 
1,007  

11,000  
31,115  

25,000 
54,000  

-   
79,000  
13,700  

300  

14,000  
93,000  

25,000 
64,000  

-   
89,000  

2,000  
-  

2,000  
91,000 

Notes: 
a. 

b. 
c. 

Sources: 

Acres of land development reflecting City of Lincoln and Placer County General and Specific Plans (see Appendix 
Table A.1) and a generalized factor of 15 percent additional land development to account for infrastructure, right-of-
ways, and public facilities. 
Estimates developed by MIG|TRA Environmental Sciences and Hausrath Economics Group. 
Estimates developed by MIG|TRA Environmental Sciences. 
 

Hausrath Economics Group and MIG|TRA Environmental Sciences 

  

 

.   
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Sources 
HEG used the following source materials to prepare the growth scenario.  

♦ Sacramento Area Council of Governments (SACOG), Metropolitan 
Transportation Plan/Sustainable Communities Strategy 2035 (April 2012) 

♦ SACOG, Inventory of Adopted and Proposed Land Use Plans – Attachment A- 
Table 2 (March 27, 2014, revised April 2, 2014) 

♦ SACOG, 2016 Metropolitan Transportation Plan/Sustainable Communities 
Strategy Update, Draft Preferred Scenario, April 16, 2015 (Attachment C, 
SACOG Board of Directors, April 9, 2015) 

♦ State of California, California Department of Transportation, California County-
Level Economic Forecast 2014 – 2040, prepared for California Department of 
Transportation Economic Analysis Branch, prepared by The California Economic 
Forecast (September 2014) 

♦ State of California, Department of Finance, E-5 Population and Housing 
Estimates for Cities, Counties, and the State, January 2011 – 2014, with 2010 
Benchmark (May 2014) 

♦ State of California, Department of Finance, Report P-1, State and County Total 
Population Projections, 2010 - 2060 (January 2013)  

♦ State of California, Employment Development Department, Industry Employment 
and Labor Force data, Annual Average Industry Employment, March 2013 
benchmark (September 19, 2014) 

♦ U.S. Census Bureau, American Community Survey, 5-year estimates 

♦ U.S. Census Bureau, 2010 Census 

♦ U.S. Census Bureau, Longitudinal Employer-Household Dynamics Program 
(LEHD), OnTheMap Application 

♦ U.S. Department of Commerce, Bureau of Economic Analysis, Regional 
Economic Information Series 

♦ Planning and environmental review documents describing general and specific 
plans in Placer County and Placer County cities. 
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Table A.1
Development Potential Detail for West Placer, by Planning Area and Jurisdiction
Housing Units, Employment, and Acres

Housing Units Employment aRemaining Development Acres
Build Out Build Out 

Total at Increment Total at Increment Non 
Jurisdiction and Planning Areas 2014b Build Out beyond 2014 2014b Build Out beyond 2014 Residential Residentialc dUniversity
HCP/NCCP Plan Area A

City of Lincoln

Established Communities, Center & Corridor 
Communities, Portion of Hwy 65 in SOI   18,076      22,768               4,692      6,700      37,532              30,832 not available not available
Developing Communities

Village 1        5,640               5,640           677                    677                 840                      20
Village 2        3,874               3,874           351                    351                 850                      10
Village 7        3,285               3,285           397                    397                 380                        5

Other Capacity
Village 3e        4,841               4,841        1,400                1,400                 970                      70
Village 4e        5,421               5,421           200                    200             1,050                      10

Village 5/SUD B        8,318               8,318      11,402              11,402             1,720                   420 
Village 6e        5,082               5,082           200                    200                 790                      10

SUD A        2,967               2,967 unknown unknown                 140                1,310
SUD C            -                   -           123                    123                 -                   480 

Remainder SOI unknown unknown unknown unknown unknown unknown

Placer County Unincorporated Area - West Placer
Established Communities, Auburn Sphere of 
Influence Area, and Rural Residential 

f,gCommunities   24,624      73,180            48,556   26,300      98,531              72,231 not available not available
Developing Communities

Bickford Ranch        1,890               1,890           312                    312             764.7                    9.7 
Placer Vineyards      14,132            14,132        9,037                9,037          3,361.0                309.0

Regional University - Community        3,232               3,232        1,075                1,075             315.5                  22.2
Regional University - University        1,155               1,155           800                    800                 -                    -              416.5

Riolo Vineyard           932                  932           166                    166             326.9                    7.5 
Other Capacity

Placer Ranch - Community        5,527               5,527      20,155              20,155             720.4                505.8
Placer Ranch - University            -                   -        5,000                5,000                 -                    -              300.0

Curry Creek Planning Area      25,200            25,200        3,425                3,425          1,993.0                153.0
Brookfield/Amoruso Ranch        3,011               3,011        1,463                1,463             347.0                  51.0
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Table A.1
Development Potential Detail for West Placer, by Planning Area and Jurisdiction
Housing Units, Employment, and Acres

Housing Units Employment aRemaining Development Acres

Jurisdiction and Planning Areas 2014b
Total at 

Build Out

Build Out 
Increment 

beyond 2014 2014b
Total at 

Build Out

Build Out 
Increment 

beyond 2014 Residential 
Non 

Residentialc dUniversity
Non Participating City Jurisdictions

City of Auburn
Established Communities, Center & Corridor 
Communities      6,239        8,208               1,969   13,000      12,925                     - not available not available
Developing Communities 

Town of Loomis

(Baltimore Ravine SP)           725                  725           226                    226                   92                      28

Established Communities, Center & Corridor 
Communities, Rural Residential

City of Rocklin

     2,485        3,954               1,469      3,900        6,111                2,211 not available not available

Established Communities, Center & Corridor 
Communities, Developing Communities

City of Roseville

  22,617      31,788               9,171   21,100      52,287              31,187 not available not available

Established Communities, Center & Corridor 
Communities, West Roseville   50,077      61,339            11,262   80,700   110,742              30,042 not available not available
Developing Communities

Sierra Vista
Creekview

      
      

 8,679
 2,011

             
             

 8,679
 2,011

      
          

 9,003
418 

               
                  

9,003 
 418

         1,068.2               
            237.2                 

 258.6
 19.3

Notes:
a. Acres for developed land uses, not including open space, parks, public facilities, infrastructure, and right of ways.
b. 2014 estimates are for existing city limits and the unincorporated areas of West Placer. See Table 1 for detail on methods and sources.
c. Non Residential acres includes commercial, office, business park, and industrial land use.
d. University acres do not include areas for open space use.
e. Employment capacity not provided in SACOG Inventory of Adopted and Proposed Land Use Plans. Estimated by Hausrath Economics Group based on an average jobs-per-acre factor for the rest of the 
Lincoln General Plan: 20 jobs per acre.

f. Includes the remaining development capacity in the Sunset Industrial Area after accounting for the land uses in Placer Ranch proposed for part of that plan area, including acres currently designated AG-80 
(Agricultural Use with 80-acre minimum lot sizes).  See note (g) following. Also includes development capacity in the Auburn/Bowman, Dry Creek/West Placer, Granite Bay, Horseshoe Bar / Penryn, Ophir, and 
Sheridan community plans, Does not include development capacity in the Colfax Sphere of Influence Area or the capacity represented by the Village at Squaw Valley Specific Plan. The estimate is somewhat 
inflated to the extent it accounts for development capacity in the parts of the Auburn Sphere of Influence area and surrounding unincorporated area (primarily rural residential) that are generally to the east 
and outside of the Plan Area A boundary yet within the boundary of the Placer County area inventoried by SACOG, i.e., all but the Tahoe Basin.

g. The remaining development capacity in the Sunset Industrial Area after accounting for the land uses in Placer Ranch is estimated to be about 1,800 acres of commercial, business park, and industrial land 
uses. Assuming standard development densities for these land use categories, that land could accommodate about 18 million square feet of building space. Assuming 750 square feet per employee, that space 
accommodates 24,000 workers.
Sources: Sacramento Area Council of Governments, "Inventory of Adopted and Proposed Land Use Plans", Attachment A - Table 2 (revised April 2, 2014) and 2016 Metropolitan Transportation 
Plan/Sustainable Communities Strategy Update, Draft Preferred Scenario , April 16, 2015 (Attachment C , Board of Directors, April 9, 2015); City of Lincoln General Plan Update and EIR  (2008), Bickford Ranch 
Specific Plan (2004); Placer Vineyards Specific Plan (2007); Regional University Specific Plan (2008); Riolo Vineyard Specific Plan (2008); Sunset Industrial Plan (1997); Sunset Industrial Area Services Assessment , 
Goodwin Consulting Group, November 12, 2009; Willdan Financial Services, Sunset Industrial Area Fire Services Cost Allocation Study , October 6, 2010; Placer Ranch Land Use Plan (proposed specific plan), 
April 8, 2015; City of Roseville website description of Placer Ranch Specific Plan (accessed 7/1/2015); and Hausrath Economics Group.
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MEMORANDUM 
 
Date: March 24, 2016 (revised) 
  
To: Gregg McKenzie, Jen Byous, and Loren Clark, Placer County Planning 

Department 
 Holly Heinzen and Bryan Hacker, Placer County Executive Office 
 
From: Sally Nielsen 
 
Subject: Implications of Bickford Ranch 2015 Approval for 

Placer County Conservation Plan growth scenario and 
land development estimates  

 
 
On December 8, 2015 the Placer County Board of Supervisors approved a revised Bickford 
Ranch Specific Plan. The revised project includes mitigation for impacts to species and habitat 
and is no longer a covered activity under the Placer County Conservation Plan (PCCP).  

The growth scenario and land development estimates presented in the August 31, 2015 Hausrath 
Economics Group (HEG) memorandum “Placer County Conservation Plan growth scenario and 
land development estimates” (as revised) include Bickford Ranch as described in the adopted 
2004 Specific Plan in the inventory of unincorporated area development potential in the Foothills 
subarea that would represent land development covered by the PCCP. (See Table A.1 
Development Potential Detail for West Placer, by Planning Area and Jurisdiction: Housing 
Units, Employment and Acres.) 

Since the December approval of the revised Bickford Ranch Specific Plan, no change is 
proposed for the amount of land development associated with PCCP covered activities. 
However, since Bickford Ranch is no longer considered part of that inventory, this means that, 
all other things equal, it will take more time for the land development associated with covered 
activities to occur. Absent any changes to the demographic and economic trends influencing 
market demand, it will simply take more years to absorb the total amount of land development in 
West Placer represented by PCCP covered activities plus the land development associated with 
Bickford Ranch—no longer a covered activity. 



Implications of Bickford Ranch 2015 Approval for Placer County Conservation Plan growth scenario and land 
development estimate  
Memorandum to Gregg McKenzie, Jen Byous, Loren Clark, Holly Heinzen, and Bryan Hacker  
March 24, 2016 (revised) 
 
 

Hausrath Economics Group 2 

The 2015 land use plan for Bickford Ranch (1,890 housing units and 1,144 acres of land 
development—not counting the 783.5 acres of open space preserve) represents 10 – 15 percent 
of the total growth increment for the Foothills subarea.  

Any changes to PCCP chapter text, tables, footnotes and appendices will appear in the Public 
Review Draft PCCP document. 
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