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4.12 POPULATION AND HOUSING 

This section documents the existing population and housing conditions in unincorporated Amador County and 
presents estimates of changes to those conditions that could occur with implementation of the Draft General Plan. 
This section also characterizes the population and housing changes that could trigger adverse physical effects in 
the County or the region. Regional job/housing ratios are addressed in Chapter 6, “Other CEQA Considerations.” 

4.12.1 REGULATORY SETTING 

FEDERAL PLANS, POLICIES, REGULATIONS, AND LAWS 

No federal plans, policies, regulations, or laws related to population or housing are applicable to the Draft General 
Plan. 

STATE PLANS, POLICIES, REGULATIONS, AND LAWS 

State Housing Element Requirements 

Article 10.6 of the California Government Code outlines the State’s Housing Element requirements. The Housing 
Element must analyze existing and projected housing needs, examine special housing needs within the population, 
evaluate the effectiveness of current goals and policies, identify governmental and other constraints, determine 
compliance with other housing laws, and identify opportunities to incorporate energy conservation into the 
housing stock. The element must also establish goals, policies and programs to maintain, enhance, and develop 
housing. State law also requires that each city and county accommodate its fair share of its region’s new housing 
construction needs for all income groups and ensure adequate zoning density, infrastructure, and services are or 
will be present for such housing. The feasibility of accommodating lower-income housing (homes for households 
earning 80% of less of median county income) typically requires higher densities, which in turn must often be 
served by public or shared water and sewer facilities, even in rural areas.  

REGIONAL AND LOCAL PLANS, POLICIES, REGULATIONS, AND ORDINANCES 

Amador County Housing Element  

The County is currently updating the Housing Element. After separate CEQA review and adoption, the Housing 
Element will be incorporated into the Draft General Plan. The Housing Element identifies strategies and programs 
that: 

► Ensure adequate sites and remove constraints to housing production, 

► Support affordable and special-needs housing, 

► Pursue cooperative planning and outreach, 

► Promote conservation and energy efficiency, and 

► Support equal-opportunity housing.  
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The Housing Element contains the following components: 

► The County’s housing plan to address identified housing needs through housing goals, policies, and programs. 

► A community profile containing data and analysis of the County’s demographics, housing characteristics, and 
existing housing needs. 

► An analysis of future housing needs. 

► An analysis of constraints to housing production and maintenance. 

► An identification of resources to meet housing needs, including vacant land for new construction, as well as 
financial and administrative resources. 

► An assessment of past accomplishments. 

4.12.2 ENVIRONMENTAL SETTING 

The existing population and housing estimates discussed in this section are from the Department of Finance 
(DOF) for 2011, and differ from the earlier (2009) data used in developing the estimates used during the 
preparation of the Draft General Plan and presented in Table 3-1 in Chapter 3, “Project Description.” However, 
the difference in estimates between the two years is nominal and would not materially affect the impact analysis 
that follows in Section 4.12.3. 

POPULATION GROWTH 

From 2000 to 2010, the population of Amador County increased from 35,100 to 38,091 (an 8.5% increase), 
including an increase in the planning area (unincorporated Amador County) from 20,503 to 21,831, a 6.5% 
increase (DOF 2011a). As of January 1, 2011, DOF estimated the population of the County as a whole (cities 
included) to be 37,911, with 21,944 residents in the unincorporated portion of the County (DOF 2011b).  

The 2030 population projection used in the Draft General Plan was developed based on DOF’s population 
projections (DOF 2013). Table 4.12-1 shows the projected population growth in Amador County from 2020 to 
2050.  

Table 4.12-1  
Projected Population Growth Amador County 

Year Projected Population Percent Change Projected Annual Growth Rate 
2011 37,911 (existing) -- -- 
2020 39,352 3.8%  .3% 
2030 42,036 6.8% .7% 
2040 44,200 4.9% .5% 
2050 44,829 1.4% .1% 

Source: DOF 2013 

 

The Draft General Plan addresses only the unincorporated areas of the County. About 60% of the County’s 
residents lived in the unincorporated area of the County (the planning area) in 2011. Based on DOF’s projected 
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population for the entire County in 2030, the Draft General Plan estimates a 2030 population of 25,241 in the 
planning area.1 

HOUSING 

Unincorporated Amador County, as reflected by DOF, is a community with a high vacancy rate and relatively 
average sized households (2.34 people per household in 2011). Table 4.12-2 displays the number of housing units 
in the County for 1990 through 2011. DOF reports that the number of housing units in the County as a whole 
increased from 8,888 in 1990 to 10,367579 in 2000, with the supply and composition of housing changing little in 
this 10-year period (DOF 2007, DOF 2011a). As of January 1, 2011, the number of housing units in the County 
was estimated to be 18,054, of which 12,133 units (67.2%) were in the Unincorporated County (DOF 2011a). 

Table 4.12-2  
Housing Stock, Amador County 1990–2011 

Location 1990 2000 2011 % Change 1990-
2000 

% Change 2000-
2011 

Incorporated Cities 
Amador City 87 94 108 8% 15% 
Ione 910 1,168 1,638 28% 40% 
Jackson 1,618 1,816 2,310 12% 27% 
Plymouth 359 372 492 4% 32% 
Sutter Creek 952 1,084 1,373 14% 27% 

Subtotal 3,926 4,534 5,921 16% 31% 
Unincorporated Areas 8,888 10,579 12,133 19% 15% 

Total 12,814 15,113 18,054 18% 19% 
Source: DOF 2007, DOF 2011a 

 

The relative ability of a community to meet the demands for local housing is analyzed using a “vacancy rate,” 
which establishes the relationship between housing supply and demand. If the demand for housing units is greater 
than the available supply, then the vacancy rate is low and the price of housing will most likely increase at a 
higher rate than an area where supply and demand are more in balance. According to the California Department of 
Housing and Community Development (HCD), a housing vacancy rate of 5% is considered normal (HCD 2000). 
Vacancy rates below 5% indicate a housing shortage in a community. Table 4.12-3 shows overall vacancy rates 
between 1990 and 2000 in the County. In 2011, the unincorporated area of Amador County had a vacancy rate of 
22.59% (DOF 2011a). 

                                                      
1  Population projections represent the most likely forecast of the number of residents in an area in the future. These projections are 

subject to a degree of uncertainty, and are periodically revised based on changes in trends such as economic conditions, birth- and 
death rates, age composition of a community, and a variety of other factors. The different population projections used in the Housing 
Element update currently in progress and the Land Use Element are the result of these elements being updated at different times and 
using different data sources. The difference between the projections in the Land Use Element and the Housing Element do not affect 
the impact analysis presented in this section. The different projections do not affect policies or programs described in these elements 
that will be implemented by the County, affect future development in designated land use categories throughout the planning area that 
would occur as shown on the Land Use Diagram, or affect the Housing Elements strategies and programs that ensure adequate 
housing sites and remove constraints to housing production.   
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Table 4.12-3  
Vacancy Rates, 2000 and 2011 

Location 
Housing Units Occupied Vacant Vacancy Rate 

2000 2011 2000 2011 2000 2011 2000 2011 
Amador 91 108 85 85 6 23 6.59 21.30 
Ione 1,155 1,638 1,081 1,469 74 169 6.41 10.32 
Jackson  1,859 2,310 1,746 2,066 113 244 6.08 10.56 
Plymouth  457 492 392 402 65 90 14.22 18.29 
Sutter Creek 1,106 1,373 1,025 1,173 81 200 7.32 14.57 

Subtotal 4,668 5,921 4,329 5,195 339 726 7.26 12.26 
Unincorporated County 10,367 12,133 8,430 9,392 1,937 2,741 18.68 22.59 

Total 15,035 18,054 12,759 14,587 2,276 3,467 15.14 19.20 
Source: DOF 2011a 

 

Table 4.12-4 breaks down the vacancy rates for the Unincorporated County from the 2000 Census by tenure. As 
shown, approximately 18.5 percent of the housing units were vacant in 2000. Of the vacant units, approximately 
81 percent were used as seasonal, recreational, or occasional housing. This suggests that the presence of vacation 
and second homes is a major contributor to the County’s historically high vacancy rate. Nearly 10 percent of 
vacant housing was for sale, and less than 2 percent was for rent. Three percent of the vacant housing was either 
rented out or sold, but did not have people living in it. Approximately 4.5 percent of the County’s vacant housing 
was used for other purposes.  

Table 4.12-4  
Vacancy by Tenure 

 Number Percentage 
Total Housing Units 10,157 100 % 
Total Occupied Housing Units 8,281 81.5 % 
 Total Owner Occupied Housing Units 6,946 83.9 % 
 Total Renter Occupied Housing Units 1,335 16.1 % 
Total Vacant Housing Units 1,876 18.5 % 
 Vacant Housing for Rent 32 1.7 % 
 Vacant Housing for Sale 182 9.7 % 
 Vacant Housing Rented or Sold, but Not Occupied 57 3.0 % 
 Vacant Housing for Seasonal, Recreational, or Occasional Use 1,521 81.1 % 
 Vacant Housing for Migrant Workers 0 0 % 
 Other Vacant Housing 84 4.5 % 
Source: Census 2000 

 

The high percentage of vacation and second homes and the vacancy rate of 22.59% indicate that the 
unincorporated area of the County has a greater amount of housing supply than demand, not a housing shortage. 
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4.12.3 IMPACTS AND MITIGATION MEASURES 

ANALYSIS METHODS 

The analysis of population and housing conditions that may result from the implementation of the Draft General 
Plan is based on available population and housing data and projections, including the Department of Finance 
(2007, 2009, 2011, 2014), U.S. Census Bureau (2000), and the Draft General Plan projected population (Table 3-1 
in Chapter 3, “Project Description”). 

THRESHOLDS OF SIGNIFICANCE 

Based on Appendix G of the State CEQA Guidelines, a population and housing impact is considered significant if 
implementation of the Draft General Plan would do the following:  

► induce substantial population growth in an area, either directly or indirectly; 

► displace substantial numbers of existing housing or people, necessitating the construction of replacement 
housing elsewhere. 

IMPACT ANALYSIS 

IMPACT 
4.12-1 

Permanent Increase in Population Growth. Implementation of the Draft General Plan would result in 
substantial population growth through future development of residential, commercial, and industrial uses 
throughout the planning area. This impact would be significant. 

Implementation of the Draft General Plan would indirectly induce population growth because it provides for the 
orderly future development of residential, commercial, and industrial uses in designated land use categories 
throughout the planning area. Such development is necessary to accommodate a balance in residential, 
commercial, employment, civic, recreational, open space, natural resource, and other uses. The revision of land 
use, conservation, and other policies in the Draft General Plan would not induce development beyond the level 
anticipated in the Plan and comprehensively addressed in this EIR for the projected resident population and other 
population groups that could increase with adoption of the Draft General Plan (e.g., seasonal, worker, and visitor 
populations).  

The purpose of the Draft General Plan is to accommodate the most recent population growth, housing, and 
employment projections in an orderly manner. The Draft General Plan is intended to accommodate long-range 
population and employment growth and conservation. Future development that could be permitted under the Draft 
General Plan would induce growth in the resident and other populations as noted above, but this growth is taken into 
account in the context of the Land Use Element in the Draft General Plan.  

For the purposes of this analysis, it is forecast that implementation of the Draft General Plan could accommodate an 
unincorporated area population of 25,241 by 2030. This estimated 2030 population is based on Department of 
Finance (DOF) projections and represents an increase over the estimated 2011 population of 21,944 in the 
unincorporated area of the County. The projected population resulting from implementation of the Draft General 
Plan (25,241) by 2030 would be 3,297 (15%) more than the 2011 population (21,944). 

The 2030 population forecast in the Draft General Plan does not represent the maximum theoretical buildout 
capacity of the Draft General Plan’s land use map, but rather represents a reasonable estimate of how the growth 
forecast by DOF could be accommodated on the ground based on economic and demographic trends. The potential 
impacts associated with buildout of the all residential land use designations at the maximum of the permitted density 
range is discussed in Chapter 4.15, “ Theoretical Buildout.”  
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The Draft General Plan anticipates and plans for projected growth through the designations placed on the Land Use 
Diagram and defined in the Land Use Element. The Draft General Plan is aimed at reducing the impacts associated 
with population and housing growth in the planning area by accommodating this growth in an orderly fashion.  

As discussed in detail in Chapter 3, “Project Description,” the Draft General Plan outlines the plan for future 
development in the County in and near existing communities, in areas such as the Martell Regional Service Center, 
Pine Grove Town Center, Buckhorn Town Center, River Pines Town Center, and the Camanche Village Special 
Planning Area (SPA). The purpose of the Draft General Plan is to accommodate the most recent population growth, 
housing, and employment projections in an orderly manner. There are no policies in the Draft General Plan that 
would reduce the potential for population growth, but instead policies would manage growth in an orderly manner. 
Based on Government Code Section 65300, the Draft General Plan is required to serve as a comprehensive, long-
term plan for physical development and conservation in the Unincorporated County. Based on DOF projections, a 
population increase over the baseline (2011) population is projected, and Draft General Plan implementation could 
indirectly induce a permanent increase in population over the existing levels. Therefore, this impact would be 
significant. 

Mitigation Measures: No feasible mitigation measures are available.  

Because the purpose of the Draft General Plan is to accommodate the most recent population growth, housing, and 
employment projections in an orderly manner, no feasible mitigation measures are available to reduce the potential 
for population growth to a less-than-significant level. The County cannot meet its economic development and 
housing needs without accommodating additional residents and workers. Because there are no feasible mitigation 
measures, this impact would remain significant and unavoidable. 

IMPACT 
4.12-2 

Displacement of existing housing or people. Implementation of the Draft General Plan would not result in the 
displacement of existing housing or people necessitating the construction of replacement housing elsewhere. 
This impact would be less than significant. 

While implementation of the Draft General Plan could create opportunities for increasing the housing stock of the 
County, no policies or programs would directly cause adverse effects on existing housing or cause people to be 
displaced. The Draft Land Use Element encourages infill residential development and new mixed used development 
through the designation of a Regional Service Center (RSC) in Martell and Town Center areas. Table 3-1, “Expected 
Development under the Draft General Plan” and Table 3-2, “Town Centers, Regional Service Center, and Special 
Planning Area Development through 2030” in Chapter 3, “Project Description,” show the areas where future 
development will occur. Areas with more future growth are more at-risk of causing displacement. The Draft General 
Plan’s land use map seeks to accommodate additional housing units and non-residential square footage in ways that 
enhance existing communities. Residential development in Town Centers and other residential land use designations 
would occur on vacant land or on developed land adjacent to existing housing. No land use changes are proposed 
that would require the removal of existing housing or people. 

► Development allowed under the Draft General Plan would not displace substantial numbers of housing or people 
necessitating the construction of replacement housing elsewhere. Most of the development will occur through 
new residential development, new mixed-use development in commercial areas where existing residential units 
are not the dominant use, or SPAs planned for new residential development; effects on existing residential areas 
would be minor. Therefore, impacts relating to displacement of a substantial number of housing or people 
necessitating the construction of replacement housing are less than significant. 

Mitigation Measures: No mitigation measures are required. 
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