
3.1 Purpose and Intent

The purpose of this chapter is to describe the nature of the built 
environment that currently exists within the Downtown Specific 
Plan area.  A brief Historical overview of the Downtown is 
provided as well as significant historical structures and features 
in the area. This chapter will also detail the existing conditions 
within the Downtown Specific Plan area in terms of Land Use, 
General Plan, Zoning, Circulation, Utility Infrastructure, Royer 
Saugstad Park Master Plan Update and Economic Conditions. 

3.2 Planning Areas

The Downtown Specific Plan consists of three primary planning 
areas. These are categorized as the Historic Old Town- 
Entertainment District, Vernon Street-Civic Core District and the 
Royer and Saugstad Parks – Park District. The combined area for 
these planning areas is approximately 176 acres. The acreage 
and boundaries for each area are provided in Exhibit 3.1. The 
following provides a brief overview of the existing conditions 
associated with each of these distinct planning areas.

3.2.1  Historic Old Town 
Entertainment District

The Historic Old Town area consists of a mix of multi-story 
historic era buildings that were constructed in the late 1800’s 
and early 1900’s. These structures were the early commercial hub 
of Roseville. This area currently supports a variety of businesses 
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including; health clubs, car sales, retail, bars, restaurants, single 
occupant residential, efficiency residential uses and offices. 

The City has recently completed a major streetscape and 
utility upgrade project within the area. The City has invested 
approximately $13 million in replacing sidewalks, utility lines, 
streets and adding landscape features to the area. The intent 
of this investment is to “set the table” for future development. 
These improvements act as an incentive to development, since 
additional capacity has been incorporated into all aspects 
of the utility services. Adjacent to this commercial core is a 
residential neighborhood that supports some medium and 
low density housing.  

The residential housing within this neighborhood reflects a 
variety of architectural styles based on the various timeframes 
in which the housing was constructed. Buried within this 
neighborhood are some charming Victorian era homes. The 
neighborhood also includes Craftsman style homes with broad 
front porches and detached garages. The more recent 1960’s 
era construction of housing tends to degrade the overall 
architecture of the neighborhood. Several of the residential 
units have transitioned into viable office uses that work to 
revitalize these properties.

The other significant commercial corridor is adjacent to 
Washington Boulevard. In the past, this corridor acted as part of 
the State’s main transportation route, or Highway 65. Highway 
commercial uses such as hotels, service stations, retail uses, 
automobile repair uses and some higher intensity residential 
abut this main transportation corridor. Although no longer 
part of the highway system, this roadway is a very heavily 
traveled segment, carrying 38,000  trips per day.  It is one of 
the few roadway connections that bring vehicular, pedestrian 
and bicycle traffic from the east side of the railroad tracks that 
separate the plan area from the Vernon Street area, to the west 
side of the community.

Recent landscaping and street improvements were 
a major component of the HOT streetscape project
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3.2.2 Vernon Street – Civic Core District

The Vernon Street area has been designated as the Civic Core 
within the Specific Plan. This designation has been applied 
because of the existing and future uses within the area.  Currently, 
the main core along Vernon Street extending from Folsom Road 
to Bulen Street is zoned as the “Central Business District”. This 
area transitions from a more intense level of development in the 
northern end (100-400 blocks) to a series of underutilized parcels 
on the southern end. The predominant uses within the 100-400 
blocks consists of offices, restaurants, fraternal lodges, smaller 
retail stores, civic uses (Post Office and Civic Center), bars and two 
performing arts theatres (Tower and Roseville Theatres). 

This more concentrated pattern of development with a higher 
floor area ratio is due to this area being the commercial core of the 
community in the early to mid 1900’s.  Prior to the construction of 
the Washington Boulevard undercrossing, Lincoln Street crossed 
the rail yard, providing an at-grade crossing that connected the 
Historic Old Town with this vibrant commercial core.  As new 
development began to occur on the fringes of the community, 
as typical of many post World War II communities, the supporting 
fabric of this core began to deteriorate. 

The southern end of Vernon Street (Taylor Street to Bulen 
Street) is a mix of uses that do not necessarily reflect the desire 
of the community to promote a pedestrian focused commercial 
and civic core. These existing uses include automotive repair, 
automotive accessory sales, vehicle storage and golf cart storage 
and sales. These uses also promote properties that have been 
under developed. The parcels along this area typically have large 
parking or paved areas with very little developed building square 
footage.
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The City has attempted to resurrect this area through the 
investment of $3.8 million in streetscape improvements.  As part of 
the Vernon Streetscape improvement project  completed in 2003, 
the area was upgraded through several physical improvements. 
These improvements included the installation of gateway features, 
lighting, landscaping, curb and sidewalk repair and landscaping. 
This investment has greatly improved the overall look of the area, 
and has helped to spur a number of façade upgrades along the 
corridor.  In addition to the streetscape improvements, the City 
invested another $17 million in developing the Civic Center in the 
heart of this district. 

On the southern end of this area is Douglas Boulevard. This 
corridor is similar in nature to the Washington Boulevard corridor. 
It is a high volume roadway, carrying approximately 13,000 trips 
per day, and providing a main link from the Downtown to the I-80 
corridor. The parcels along this corridor support a mix of service 
uses, small offices and institutional uses such as, the Chamber of 
Commerce and a variety of churches. Due to the smaller parcel 
sizes, redevelopment of these properties has been limited.

North of the Douglas Boulevard corridor is a mix of residential and 
residential to office conversions. The Plan has designated this area 
as the Vernon Bungalow District. This area is one of Roseville’s 
early residential neighborhoods.  Due to the close proximity to 
the commercial uses along Vernon Street and Douglas Boulevard, 
it has been slowly converting from a residential neighborhood to 
small commercial offices. The charm of the tree lined streets and 
the bungalow style architecture has made the use of the existing 
residential buildings as office uses extremely popular. These 
conversions have created an opportunity for redevelopment of 
the existing homes and are further supported by the Specific 
Plan.

Dry Creek abuts the eastern edge of the Vernon Street planning 
area. As pointed out in the past place-making exercise, presently, 
the commercial core of Vernon Street turns its back on the creek. 
There are several public facilities that are located adjacent to 
this valuable natural resource. These facilities include the county 
courthouse, Roseville’s main library, Fire Station number one (1) 
and several public parking lots. In addition to these facilities, there 
is private residential, commercial and office development on both 
the north and south end of this area. 

Existing Entry Element

Chamber of Commerce is a key facility on Douglas 
Boulevard.

Main Library is a resource in the Vernon Street area
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Due to past flooding issues, the City has installed a wooden 
barrier wall adjacent to the creek which prohibits views into the 
creek or Royer Park. The Specific Plan will look to integrate this 
natural amenity into the future development plan verses the 
current condition, which isolates this feature.

The Vernon Street planning area also contains a somewhat 
isolated physical area that is north of Sutter Avenue, east of Dry 
Creek and south of Folsom Road.  This area has been labeled 
as the Creek View Residential District. This development area 
is currently occupied with buildings that support fraternal 
organizations (Boy Scouts and Lions Club buildings), higher 
density rental housing and a child care facility. Dry Creek abuts 
the western edge of this development area and flooding issues 
have impacted the overall ability to redevelop the area. 

3.2.3 Royer and Saugstad Park 
District

Royer and Saugstad Parks are located directly to the west of the 
Vernon Street Planning area. Both of these parks are active focal 
features within the Downtown, but currently have a limited 
interaction with the surrounding commercial core.  As part of 
the planning effort for Downtown, the City has chosen to update 
the Royer/Saugstad Park Master Plan (RSPMP). The following 
describes the existing conditions within the two park areas. For 
a full discussion on the RSPMP, please refer to Chapter 7, Parks 
and Recreation component of this planning document.

The master plan considered the area within both Royer and 
Saugstad Parks, as well as a small component of the Vernon 
Street District. The integration of the Vernon Street District was 
necessary in order to provide for opportunities to connect the 
two planning areas. The overall area considered by the RSPMP 
is broken down as follows:

Districts Acres
Royer/Saugstad Park District 34.00

Dry Creek District 8.00

Downtown Vernon District 2.00

Total 44.00

Existing barrier wall along Dry Creek
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Royer and Saugstad Parks are the central gathering spot or 
outdoor living room for the entire community. Royer Park 
specifically, is one of the City’s oldest parks.  As such, it has 
mature trees that provide shelter during the hot summer 
months. The existing park has been programmed to take 
advantage of this shade canopy, sighting key activity elements 
within this protective cover. Amenities such as the Sherwood 
Forest play structure, basketball and tennis courts are a few of 
the active improvements that exist within this area of the park. 

Enhancing the area as a gathering or focal point for the 
community are the more passive improvements, buildings and 
structures. Included within this area is a large picnic facility with 
supporting facilities such as the cook shack and the Children’s 
Art Center. Another focus for activity in the northern end of the 
park is the Veterans Memorial building. This building schedules 
numerous activities and functions throughout the year. A 
prominent structure that provides connectivity between the 
park and the Downtown is the Icehouse Bridge that is located 
just north of the Veterans Memorial Building. Connectivity is 
also provided through the existing bike trail located adjacent 
to Dry Creek.

The southern end of Royer Park has a much different character, 
but is a very active space. A large open grass field and softball 
stadium occupies this end of the park. The grass field acts as 
the outfield for the softball venue, but also functions as a 
soccer field and audience area for the bandstand adjacent to 
Dry Creek. Throughout the summer months this area of the 
park is programmed to provide the community with events 
such as “Music in the Park” and the “One Root Festival”.  The 
Specific Plan looks to draw from this activity zone and provide 
a connection to the surrounding commercial core. Connectivity 
is promoted through the existing bridge that extends from this 
part of the park to the City Library parking area. Royer Park is 
also connected to Saugstad Park through the bike path that 
traverses under Douglas Boulevard.

Saugstad Park is much more open than Royer Park. This park 
was previously a City landfill. The City has chosen to take 
advantage of the re-use of this property by creating lighted 
ball fields, parking areas and an active play area. The bike path 
defines the eastern edge of the park and ultimately connects to 
the southern end of the park with Darling Way.

Sherwood Forest play structure

Placer County Veterans Memorial Building

Existing band stand in Royer Park
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3.3  Historic Resources 

3.3.1  History

Historic Downtown Roseville began as a small railroad shipping 
point of about 250 inhabitants catering to the needs of area 
farmers and ranchers. The community was centered on the 
train depot and a sprinkling of small businesses and houses 
which lined the two principal streets, Atlantic and Pacific. Two 
years later the railroad roundhouse and repair facilities were 
moved here from nearby Rocklin and almost overnight Roseville 
evolved into a bustling town of two or three thousand. The 
business district expanded along Lincoln, Main, Church, today’s 
Historic Old Town District, and later Vernon Street, which 
became the Vernon Street District. A Chamber of Commerce was 
quickly organized and in April of 1909, the town incorporated 
and began a steady march of progress until it became Placer 
County’s largest and most important city.  

3.3.2 Historic Sites in the Study Area

All great cities evolve over time, but only the great cities recog-
nize, build upon and enhance their most valued traditions and 
resources. The City of Roseville has made a conscious decision 
to honor the past and incorporate the history and historic fea-
tures of its unique and time-honored buildings into its present 
day redevelopment and revitalization efforts.  The community 
based Visioning project, seconded by the Downtown Specific 
Plan Steering Committee hearings, unanimously supported the 
incorporation of the historic foundation of Roseville into their 
Vision for the future identity of Downtown Roseville. 

Placer Winery (1908) was located on the site 
now occupied by Fire Station 1
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In order to preserve the historical heritage of the 
Community,  the City has designated certain areas of the 
plan as historically significant. Currently, there are two 
areas within the plan and several structures that have 
been designated as historic through federal, state or 
City action. These are listed and designated as follows:

Old Town Roseville Historic District, listed on the •	
“California Register” and identified as a “Historic 
District” in the City’s Zoning Ordinance;

Central Business District approved as an area of •	
“Historic Designation Eligibility”;

Haman House listed on the “National Register”;•	

Tower Theater, Designated by the City of •	
Roseville; and

222-226 Vernon Street designated by the City of •	
Roseville.

Odd Fellows as it exists today

Historic view of Pacific Street including the Odd Fellows building 
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Historic Old Town and Vernon Street both have many 
significant buildings (shown on Exhibit 3.2) that incorporate 
the history and character of Roseville’s beginnings.  These 
buildings, augmented by an array of museums and points 
of interest, provide a unique sense of place.  Some of the 
designated significant buildings and their features are listed 
below: 

Carnegie Museum •	 – Former home of the Carnegie 
Library,  Roseville’s first  permanent library was 
constructed in 1912 with Lincoln-made brick and terra 
cotta from Gladding Mc Bean, Rocklin-granite and 
Roseville-labor on land donated by A.B. McRae.  This 
library, like many others built during the early part of the 
century, was funded in part by Andrew Carnegie. 

Hemphill House •	 – This home was built in 1909 for 
Wallace Hemphill, who in 1906 along with his partner 
Mr. Leahy, received the electrical franchise to provide 
electrical and water services to the City. 

McRae Building•	  -The McRae Building was built in 
1908 by Alexander McRae and was called the McRae 
Opera House, even though it has never housed an opera. 
The upstairs portion was used as Roseville’s main social 
hall and it was here that town meetings were held that 
led to Roseville’s incorporation in 1909. 

Fire Station (Old Town) •	 - The firehouse was 
constructed in the early 1920’s. The station was built 
to house the first motorized fire engine; which was a 
significant technological advance from the old hose cart 
days.

Bank of Italy Building •	 – This is the original site 
of the Clark home in 1886 to 1907. It later became the 
Roseville Banking and Trust Company, 1907-1920, the 
Bank of Italy, 1920-1927, the Bank of America, 1927 
-1966,  the Press Tribune newspaper from 1966-1976, 
and housed several different businesses and  a restaurant 
until its current occupant. 

Barker Hotel•	  – The first hotel in Roseville opened in 
1870.  It was replaced by the Ross House in 1891, became 
the Western Hotel, then became the Barker Hotel in 

Carnegie Museum

Old Town Fire Station housed the first motorized 
fire engine in Roseville
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Tower Theatre built in 1940

1911.  It  has been in continuous use with a variety of tenants 
such as the first police station, the first bus line station, and 
the first taxi stand to its place of hospitality and respite for 
visitors today. 

First Methodist Church•	  – In 1882, Mrs. Anna F. Judah 
donated a lot at the corner of Church and Washington Street 
for the first church in Roseville.  It was dedicated in March of 
1883 and is still an active Methodist church today.

Odd Fellows Hall •	 - In 1872 when the Odd Fellows came 
to town, they met upstairs in the J.D Pratt building.  Mr. Pratt 
had a brick building just a few doors from where the Odd 
Fellows were meeting.  In 1878 he sold the air space above his 
building to the Odd Fellows and they built their hall above 
his store.  This building is the oldest commercial building in 
the City. 

UP Hospital •	 – Originally the Southern Pacific Hospital 
Clinic on Church Street, this hospital served the requirements 
of the railroad workers and their families providing doctors,  
as needed. The building has stood abandoned since the 
hospital was closed. 

Roseville Theatre on Vernon Street •	 – Part of the 
Masonic Hall that was constructed in 1926. Currently in use 
by the Magic Circle Theatre and provides a performing arts 
venue within the Vernon Street Core. 

City Hall Annex•	  - The main section of the City Hall Annex 
was built in 1935.  This portion of the building was previously 
constructed in 1882 as part of a Presbyterian  Church. 

Tower Theatre •	 on Vernon Street - Currently run by Magic 
Circle Theatre, the Tower Theatre was originally built in 1940, 
and is still used today for arts and entertainment. 

Haman House - •	 The Haman House was constructed 
in 1909 for William “Bill” Haman. Mr. Haman operated the 
Placer County Winery until the beginning of Prohibition. He 
served on the first City Council in 1909 and was elected to 
the Placer County Board of Supervisors. The Haman House 
remains a silent reminder of this early day businessman and 
public servant.

Roseville Theatre now operated by “Magic Circle”

Barker Hotel first opened in 1870

Haman House anchors the corner of Oak Street 
and Taylor Street
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Traditionally, it has been the City’s practice to designate specific 
properties or areas as “Historic” in response to formal requests 
from property owners. The “Historic” designation may be desired 
by a property owner for a number of reasons including:

Recognition of an important structure or area;•	

Access to federal or state grants;•	

To establish design and use guidelines; or•	

To allow for the use of the State Historic Building Code. •	

The designation as “Historic” area or district, by a local jurisdiction 
allows for the use of the State Historic Building Code to guide 
future rehabilitation work. 

In addition to these past actions to facilitate the reuse of the 
historic structures within the community, the City has also 
adopted the “Significant Building” ordinance. The purpose and 
intent of this ordinance was to establish regulations for buildings 
that had been deemed significant community resources. 
This ordinance identifies a process that requires that a viable 
development plan be approved prior to the demolition of these 
structures. There are several buildings within the Specific Plan 
area that are currently regulated under this ordinance. These 
buildings are shown in Exhibit 3.2.

The existing historic structures and resources lend an important 
reference tool for new development in the Downtown Specific 
Plan area.  While the plan does not require strict application of 
traditional historic architectural styles, the historic influences will 
be honored and retained, wherever possible.  

The Downtown Specific Plan includes recommendations for new 
land use and development compatibility with the existing uses 
and historic features, while the design guidelines encourage 
the use of building elements or features typically found on 
the historical structures within the City.  Consideration of 
important historical features is built into the planning process 
and is an important facet of land use planning and urban design 
throughout the plan area.  Respect for the City’s heritage will 
guide future development.
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3.4 General Plan, Land Use and  
Zoning 

3.4.1 General Plan 

The City of Roseville’s General Plan focuses on the City’s “planning 
area”, approximately 36.26 square miles of incorporated lands. 
Within the City limits there are eleven sub areas planned for 
urban development, which include the Infill area, nine Specific 
Plan areas and the North Industrial area.  The Downtown 
Specific Plan area, made up of the Vernon Street District and 
Historic Old Town District, is within the infill area and the City’s 
redevelopment area. 

3.4.2 Land Use

The General Plan defines eleven (11) regular land use 
designations, five (5) special area land use designations, and 
four (4) combining land use designations and their respective 
implementing zones  (shown on Exhibit 3.3 - General Plan Land 
Use). Of these designations, the Downtown Specific Plan area 
encompasses Low Density Residential, Community Commercial, 
Central Business District, Business Professional, Industrial, 
Public/Quasi Public, Open Space and Parks and Recreation.  
These designations contain standards to be applied to each use, 
including density, intensity of use, and land use compatibility.  

For General Plan purposes, densities refer to residential uses 
and are measured in terms of dwelling units per gross acre (du/
ac).  Intensity applies to non-residential uses and is measured 
by floor area ratio (FAR).  The General Plan allows for two or 
more land use designations to be applied to a single area in 
order to establish a variety of complementary land uses that will 
help to accomplish the mixed-use policies.  It was intended for 
this mix of uses to be utilized in Central Roseville. Changes and 
adjustments to these designations may be approved as part 
of a Specific Plan when supported by information relating to 
potential impacts. 

The General Plan acknowledges that based on current and 
anticipated population growth and the current land use 
designations, a jobs/housing imbalance exists.  It is predicted 
that residential land will be built out long before buildout of 
non-residential land could be achieved. As the City continues to 
expand, the increasing intensity of uses provides an opportunity 
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for more efficient use of land in the downtown urban core and 
allows for the creation of a more urban environment.  

3.4.3 Zoning
Each General Plan land use designation is related to specific 
zoning districts, which are defined by the Zoning Ordinance. The 
majority of the Downtown Specific Plan is currently designated 
for commercial uses with low density residential on the outer 
edges of the northern and southern portions and a small mix 
of other uses. Current zoning districts included within the study 
area are identified in Exhibit 3.4.

3.5 Land Use Constraints

3.5.1 Current Development 

A primary objective of the Downtown Specific Plan is to 
create a vital downtown consisting of two pedestrian oriented 
districts, Vernon Street and Historic Old Town, separate but 
complimentary, to each other, vibrant, comfortable and 
accessible, that will generate development and inspire an  
economic revival.  The ultimate buildout will incorporate public 
spaces, retail, entertainment and residential uses with the history 
and traditions of the area creating an overall theme and “sense 
of place”.   

Critical to achieving a successful plan for implementing the 
Specific Plan Vision, strategies need to be identified based 
on the exiting conditions, opportunities identified, and the 
constraints acknowledged.  Residential development within 
the two downtown areas has occurred over a long period of 
time and there are varying ages and varying states of needed 
refurbishment. 

There is a lack of cohesiveness within the two downtown 
districts and a mixture of establishments with varying degrees of 
success.  A parcel by parcel analysis was undertaken to identify 
the existing uses of each building within the study area.  This 
provided additional detail used in determining which uses were 
successful and viable for incorporation into the preferred plan, 
and which uses were under-performing and could be identified 
as challenges to be updated and revived or replaced.  

When working toward achieving the Specific Plan Vision, many 
issues have the potential to create challenges for the process.  

The ultimate Specific 
Plan buildout will 

incorporate public 
spaces, retail, 

entertainment and 
residential uses 

with the history and 
traditions of the 
area creating an 

overall theme and 
“sense of place”.

Retail development along Douglas Blvd
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The Downtown Specific Plan districts contain multiple parcels 
under different ownership. In conjunction with the parcel by 
parcel study, a multiple ownerships study was prepared, shown 
on Exhibit 3.5, using City data, to identify City owned parcels, 
Federal parcels, Placer County parcels, opportunity sites such as; 
under-utilized parcels, larger sites or groupings of parcels with 
the potential to accommodate a mid-sized mixed-use project 
or utilized more productively for the redevelopment effort and 
sites with a preferred location due to adjacency to amenities.  

Traffic, circulation, access, parking analysis, and infrastructure 
were also studied and discussed. These are discussed in more 
detail in the following sections of this chapter. Together with 
City and community input, this information was assimilated to 
create an opportunities and constraints analysis.

3.5.2 Floodway Designation

The eastern edge of the Specific Plan is bordered by Royer and 
Saugstad Parks. Integrated into the Parks is Dry Creek. Dry Creek 
flows southward along the western edge of the park area. This 
stream is a perennial stream that has a history of flooding. The 
majority of the flooding is contained within the boundaries of 
the parks, but it has impacted some of the structures on both 
edges of the parks. The City regulates flooding both through 
the adopted “floodway” implemented through the Engineering 
Division, the adopted Federal Emergency Management Agency 
(FEMA) flood encroachment maps and through the City’s flood 
zone, contained within the Zoning Ordinance. The extent of the 
impact of these designations is reflected in Exhibit 3.6.

The purpose of each of these various regulatory designations is to 
provide existing and future development with varying levels of 
flood protection. There is significant difficulty when attempting 
to implement each different regulatory designation, since each 
of these has a different set of standards. In order to alleviate 
the confusion associated with these regulatory requirements, 
a specific flood analysis has been performed to determine 
the potential for flooding given the improvements associated 
with the Specific Plan.  In turn, this analysis will provide the 
boundaries for future development along this segment of Dry 
Creek. This is further addressed in Chapter 7, Public Facilities 
and Utilities.
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3.6 Circulation and Parking 

3.6.1  Vehicular Circulation– Existing Conditions

Vehicular circulation within the Specific Plan is based on the original street plat and subdivision map created in 
1954 (Figure 3.1 - 1959 Plat). This circulation system was designed as a grid pattern establishing a regular lotting 
pattern that was serviced via a system of alleyways. Through the years this original street pattern has not been 
overly modified. The volume of traffic has dictated that the roadways be improved to their current levels. The 
following provides a brief discussion of the variety of roadway segments within the Plan and their functional 
classifications.

Major Arterials:  Arterials are primary circulation routes that provide linkages between the sections of 
the City and the regional circulation system. These roadways generally carry large volumes of traffic through 
the City. The roadway system within the Downtown contains two major arterial streets. These two roadway 
segments are Douglas Boulevard and Washington Boulevard. 

Three other streets have sections that qualify as a major arterial due to their volumes. These are Vernon 
Street, Lincoln Street and Oak Street. Refer to Chapter 6, Exhibit 6.1, “Existing Circulation Routes”, for a better 
understanding of where this designation applies to these streets.

Figure 3.1 
1959 Street plat map
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Collector Roadways: Collector streets are secondary 
circulation routes that generally distribute trips from the arterial 
street system to the local street system. Primary collector streets 
that exist within the Specific Plan include:

Historic Old Town: •	 Main Street and Church Street; 
and

Vernon Street:•	  Folsom Road, Sutter Avenue, S. Grant 
Street, Oak Street (Judah Street to Lincoln Street) and 
Judah Street.

The remaining streets within the Plan would fall within the City’s 
designation for local roadways that have 2 lanes and include 
on-street parking. 

3.6.2  Pedestrian - Existing Conditions

The pedestrian experience within the Specific Plan area varies. 
It is dependent on the uses that have developed overtime 
and the level of improvement that was required at the time of 
development. It also is dependent on the level of recent City 
investment that has been made.

In the Historic Old Town area, the City is hoping to enhance this 
experience through the installation of landscaping and street 
furniture as part of the recently completed streetscape project. 
The Bungalow District adjacent to this has a mix of separated 
sidewalks with tree plantings in some areas, and yet in others, 
there is no sidewalk.  Along Washington Boulevard, outside of 
the Historic Old Town there are areas that are improved with a 
four foot wide detached sidewalk with a planter strip between 
the street and sidewalk. While in other areas along Washington 
Boulevard, the planter strip and sidewalk are non-existent. 

The railroad operations are a major barrier when it comes to 
pedestrian travel from Historic Old Town to Vernon Street. The 
Washington undercrossing is the only pedestrian connection 
between these two planning areas. In order to enhance the 
pedestrian experience, this undercrossing has been recently 
improved with tile accents, lighting and architectural features.

As previously noted, Vernon Street from Folsom Road to 
Douglas Boulevard has recently been improved via a streetscape 
project. The pedestrian environment has been enhanced with 
street trees and landscape features. Additionally, Vernon Street 
was a four lane roadway that was narrowed to two travel lanes 

Intersection of Douglas and Judah
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and diagonal parking on each side. This street configuration 
has lowered traffic speeds and allowed for several mid-block 
crossings to be installed. 

The surrounding Bungalow District has four foot wide 
separated sidewalks and planting strips with large mature trees 
that enhance the pedestrian environment. Douglas Boulevard 
has no set pattern of sidewalk or street tree theme. It has areas 
that have curb, gutter and sidewalk , and other areas that are 
devoid of any pedestrian level improvement.

Royer and Saugstad Parks have limited pedestrian 
improvements that are mainly internal to the park. There are 
the two pedestrian bridges, the Library bridge and Icehouse 
bridge, that provide the main pedestrian linkages to the park 
from the Downtown.

3.6.3 Bicycle Facilities -  
Existing Conditions

Bicycle travel experiences similar challenges to pedestrian 
circulation when attempting to get from the Historic Old 
Town to the planning areas that are east of the railroad. Since 
there is no bike lane, the speed and volume of traffic using 
the Washington Boulevard undercrossing in the Downtown 
Specific Plan area creates a major barrier for bicycle connectivity. 
To access the planning areas to the east, bicyclists typically use 
the existing pedestrian pathway in the undercrossing where 
they are required to walk their bikes. 

In the Historic Old Town, the Crooked Bridge/
Lincoln Street Intersection also poses a major 
constraint to bicyclists. This intersection has 
extensive skew and grade issues, creating a 
conflict at the intersection between pedestrians, 
bicyclists, and vehicles. On the Crooked Bridge, 
bicycle facilities are limited forcing bicycles to 
share the road with vehicles.  Additionally, at 
the Crooked Bridge/Lincoln Street intersection, 
right-turns are prohibited for bicycles and 
vehicles due to the awkward configuration of the 
intersection.

Royer and Saugstad Parks do contain a 
component of the City’s Class I bike trail system. 
This segment of the bike trail extends from Darling 

Crooked bridge at Lincoln Street intersection poses 
major constraint to bicyclists
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Way north through the park, including through a public parking 
lot, and currently terminates at the Icehouse bridge. Ultimately, 
it is envisioned that this will tie into the approved Harding to 
Royer bike trail segment which will allow for bicyclists to travel 
from Darling Way to Sierra College Boulevard using the Class I 
system.

3.6.4 Transit Service – Existing Conditions

Transit facilities are a key component of the Downtown. Bus 
service is currently provided throughout the plan area. Significant 
transit related facilities include the multi-modal facility that is 
located in the Historic Old Town, the transfer station on Vernon 
Street and the Park and Ride facility located in Saugstad Park. 

The multi-modal facility is located off of Pacific Street in the 
Historic Old Town. This facility includes a Park-n-Ride lot and 
provides a direct bus-transit link to a hard rail facility that is 
operated by Amtrak. As part of the rail operations, Amtrak has 
the Capital Corridor route. This route provides the opportunity 
for rail travel from Colfax to San Jose. It is also linked to the 
City’s bus rapid transit system, providing local residents with the 
opportunity to utilize this facility without having to own a private 
vehicle.

Along Vernon Street, the City has established a major bus transfer 
point. The Civic Center Transfer Point provides many connections 
to  routes for Roseville Transit, the local bus system. Ridership 
counts show that a daily average of 183 passengers utilize this 
facility (Monday - Saturday).  From this point, bus passengers can 
access many areas within Roseville. Routes A & B serve the Louis/
Orlando Transfer Points and the Galleria Mall, where connections 
can be made to Placer County Transit and Roseville Transit Route 
M, which travels to Sun City. Routes D, H and I can take people to 
Mahany Regional Park and the Roseville Aquatics Complex. Route 
L serves the DMV offices and Kaiser Medical Center, and connects 
to the Sierra Gardens and Louis/Orlando Transfer Points, along 
with Route J, which services the major shopping centers along 
Douglas Blvd. 

In conjunction with this feature, Saugstad Park supports a 91 
space Park and Ride facility. This facility provides a major hub 
as part of the Roseville Transit Commuter service. This parking 
facility is the pick up point for commuter buses that are then 
utilized to transport commuters from Roseville to Sacramento 
during peak commute times.Saugstad Park and Ride lot
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3.7  Utilities 

Critical to the long-term success of the revitalization of the Downtown 
is the ability to provide utility services to future development. 
The following outlines the existing utilities within the Downtown 
Roseville Vision Specific Plan Area. This discussion provides the 
existing conditions for the “wet” utilities (water, sewer, storm drain) 
and “dry” utilities (electric, telephone, gas, and cable). 

3.7.1 Existing Water Facilities

The ability to provide adequate water service to the plan area is critical. 
In order to assess the impacts associated with future development it 
was necessary to identify the existing water line infrastructure.  Water 
service within the Vernon Street and Old Town areas is provided by 
a series of 4”, 6”, 8”, 12”, 16”, 20”, and 24” waterlines (Exhibit 3.7). 
For further clarification regarding existing water facility sizes and 
locations, refer to Chapter 7.

The major facilities within the Vernon Street include: 
8” waterlines within Douglas Boulevard, Lincoln Street, and •	
portions of Vernon Street and Washington Boulevard; 

A 12” line within Royer Street;•	

A 16” and 20” line within the Republican Alley (parallel •	
between Vernon Street and Oak Street); and

16”, 20”, and 24” lines in the area of the Civic Center within •	
Grant Street and Oak Street.

The major facilities within the Historic Old Town area include:

16” lines within the southern portio•	 n of Lincoln Street;

12” lines within the northern portion of Lincoln Street and •	
Church Street; and

24” lines running down the west leg of Main Street and •	
within Washington Boulevard (where it passes through the 
existing underpass). 

 
The remaining plan areas are served by 4” and 6” service lines located 
within the roadways and alleys.  Generally, one service connection 
is provided per address from these existing lines; specific water 
connection information can be obtained from City Environmental Utilities. Existing fire hydrants are connected 
to the waterlines at periodic intervals throughout the area. (Refer to Chapter 7 for further clarification on the 
existing water facility sizes and locations)
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3.7.2 Existing Sewer Facilities

The existing sewer facilities within both the Vernon Street and Historic Old Town areas of the project consist 
mainly of 6” and 10” collector lines and slightly larger trunk lines. These lines run within the arterial roadways 
and alleys throughout the limits of the project. Smaller facilities (4”) are located along some of the side streets, 
and larger facilities are located along the Dry Creek corridor, including an existing 66” sewer trunk line along 
Dry Creek throughout the project limits. This 66” sewer crosses underneath Dry Creek just south of Washington 
Boulevard (Exhibit 3.7).  For further clarification regarding existing sewer facility sizes and locations, refer to 
Chapter 7.

3.7.3 Existing Storm Drain Facilities

The existing storm drain facilities consist of a series of underground pipes and drop inlets. On the Vernon 
Street side, systems are located within Jefferson Street, Lincoln Street, Washington Boulevard, Taylor Street, 
and Douglas Boulevard. Generally, the trunk lines consist of 12” and 15” lines; larger lines are located within 
Washington Boulevard and Jefferson Street (48” and 30”, respectively). All systems discharge directly into Dry 
Creek. 

The main storm drain facilities within the Historic Old Town project include pipes within Placer Street (12” trunk 
lines) and Church Street (12” and 18” trunk lines). Side street systems along Elefa Street, Pleasant Street, and the 
alley between Main Street and Grove Street tie to the existing system within Placer Street. All of these systems 
eventually discharge into the system within Washington Boulevard, which connects a 36” pipe through the 
existing underpass, which eventually ties to the existing system that discharges into Dry Creek  (Exhibit 3.7). For 
further clarification of the existing storm drain facility sizes and locations, refer to Chapter 7.

3.7.4 Existing Dry Utilities (Electric, Telephone, Gas, Cable)

The majority of the existing electric, telephone, gas and cable  facilities within both project areas are overhead. 
The exception is in the Historic Old Town area which has recently completed a major underground project as 
part of the streetscape project. Generally, both the trunk line facilities and service connections are within the 
existing alleys. Overhead lines are located along Douglas Boulevard, Atlantic Street, Judah Street, Bulen Street, 
Jefferson Street, and Lincoln Street. 

Underground telephone facilities are located within Oak Street and extend to Lincoln Street; these lines connect 
to the existing Surewest Telephone building at the corner of Lincoln Street and Atlantic Street. Underground 
telephone is also located within portions of Taylor Street and Royer Street. The remaining telephone facilities 
are located on joint poles with the overhead electric. 

Gas facilities within the Vernon Street side generally consist of 2” lines with ¾” service connections. These 
services are within Atlantic Street, Judah Street, Republican Alley, Douglas Boulevard, and Park Drive. Facilities 
within the Historic Old Town area generally consist of 2”, 4”, and 6” lines. These are located within Placer Street, 
Lincoln Street, and the alleys within the project boundary. Refer to Exhibit 3.8 for further clarification of the 
existing dry utility facility locations.
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3.8 Economic Conditions

In order to revitalize the uses within the Specific Plan, it is important to understand the existing economic 
conditions. These conditions will drive the amount of future interest by the private sector. Private investment 
and interest in re-habilitating the area are critical to the long-term success of the Downtown. The following is a 
summary of economic conditions that will influence the type and quantity of new and redevelopment activity 
in the Downtown Specific Plan area. 

3.8.1 Existing Conditions and Project Trends

 The City of Roseville is centrally located in a strong and relatively stable regional economic environment.  The 
City’s location within Placer County, one of California’s fastest growing counties and its close proximity to 
the state Capitol, is a prime location for capitalizing on regional growth. Placer County offers many attractive 
features to businesses and residents including strong economic and demographic growth, a healthy business 
climate, developed infrastructure, and excellent quality of life. Due to the nearness of the Capitol and many 
state department offices in Sacramento and surrounding regions, 25% to 30% of the region’s employment 
is in government related jobs. Although that number is steadily decreasing as a result of job growth in non-
government sectors that has outpaced the growth in government sector jobs.  This diverse regional economy is 
powered by manufacturing, tourism, business and technology services and retail services. 

The City of Roseville, a key component of the region’s economy, has benefited from expansions in its transportation 
infrastructure and the location of the Sierra Nevada Mountains, home of the 1960 Winter Olympics, that provides 
abundant recreational opportunities to residents and attracts visitors. Roseville has been a key contributor in 
stimulating Placer County’s strong growth and development with the relocation of major employers such as 
Hewlett-Packard from the Bay Area to Roseville in the beginning of the 1980s.  New, expanding, and relocating 
companies have created a demand for substantial expansion of the available commercial and residential space.  
Downtown is surrounded by an actively growing and vibrant community with excellent economic and market 
conditions.
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A variety of single family homes exist within the 
area

Church Street Station medium density  
residential project under construction

Currently, there is a regional shortage in affordable housing 
that will continue to be an issue for the area. Changing 
demographics see a reduction in the number of families with 
children under eighteen.  The age distribution for the City of 
Roseville is fairly balanced among the age groups, yet a small 
“bubble” for the 25-29 year old segment is emerging, as well as 
an increase in empty nesters.  This may be due to an increase 
in young workers in Roseville, those living in Roseville to be 
near educational opportunities, and children leaving the 
nest to live on their own.  These market segments are prime 
candidates for urban redevelopment and more affordable 
mixed-use housing opportunities.   

3.8.2 Urban Core

Though the Downtown Specific Plan area exists in a relatively 
stable economic environment, revitalization is essential to the 
long-term future of the area.  The immediately surrounding 
area is fairly built out with charming, but small single-family 
homes. This presents both challenges and opportunities 
for development. Economic analysis and forecasts predict 
revitalization will occur at separate paces in the two areas of 
the Downtown Specific Plan.  Vernon Street market analysis 
shows strong financial feasibility for a project such as a four-
story mixed-use.  Vernon Street has recently undergone a 
beautification with many streetscape improvements. It has 
superior accessibility and existing civic uses increase foot 
traffic. Historic Old Town revival may occur at a slower pace 
due to lower rents and sales prices combined with access 
issues and fewer opportunity sites.  Recent investments 
in public infrastructure will help to improve the speed of 
revitalization here. 

Overall, Roseville’s office, retail and residential market trends 
show strong growth and are continuing to climb.  This 
provides an opportunity for Downtown to capitalize on 
this growth pattern and elicit a greater share of the market. 
Roseville continues to have the fastest growing population in 
the county.  As market population grows, local sales are also 
expected to expand.
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Major opportunities exist for mixed-use residential 
and commercial development within the 
downtown urban core

Groups from ages 25-29 and baby boomers create 
an urban market niche

3.8.3 Economic Strategies

Each individual project’s feasibility will be impacted by local real 
estate market conditions, zoning requirements, design issues, 
construction costs, and a wide range of other variables.  These 
factors are grouped into three main overlapping categories 
and summarized below. 

Market forces within the study area must achieve threshold 
rental rates and vacancy levels for successful revitalization.  
Regulatory controls such as land use, regulations and fee 
structures are key components the City can influence with 
its revitalization programs and implementation strategy.  
Attracting experienced developers can increase the potential 
for success.  Interest rates and construction costs can rapidly 
change and must be given due consideration.

3.8.4 Opportunities

Major opportunities exist for residential and commercial 
development within the downtown urban core due to several 
regional and local factors: 

A shortage of affordable housing stock presents both •	
an immediate need and an opportunity for Downtown 
and the entire region;

Population growth, including increase in the age •	
groups from 25 to 29 and baby boomers creates 
urban market niche;

Projected job growth creates Single •	
Family demand; 

Low vacancy rate in current Multi-•	
Family market supports increased 
demand; 

Office market low vacancy rate •	
supports increased development; 

Increase in pedestrian, bicycle, and •	
vehicle access and circulation will 
produce increased demand for 
consumer goods; and
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Engaging the community to help in the development of •	
the Downtown Vision serves as a catalyst to bring together 
the factors that will influence the feasibility of each 
subsequent development project within the Downtown 
Specific Plan area.  Residents, merchants, property owners, 
developers, City staff, community leaders, public official, 
and other agencies and organizations are not only integral 
to realizing downtown Roseville’s future, but together 
strengthen the ability of each individual development 
project’s success.  Building partnerships between the 
business community, the City, and property owners can 
encourage the retail mix of uses necessary for success. 

Another key in developing a strategy with a high potential for 
success is to find and focus on a niche market.  The Downtown 
can greatly expand its retail market segment by expanding upon 
the historical character of the Downtown and developing two 
unique, yet complementary, market environments focused on 
culture, music, entertainment, the arts and food that would 
attract its own visitors to the City.  

Vernon Street: Key strategic improvements for Vernon Street 
include: Creating a destination with easy access and walkability. 
Develop a natural meeting place surrounded by cafes, restaurants, 
outdoor seating and entertainment, surrounded by a vibrant mix 
of specialty retail and office uses that continue into the evening 
hours.

The Downtown 
can greatly expand 

its retail market 
segment by 

expanding upon the 
historical character 

of the Downtown 
and developing 
two unique yet 

complementary 
market environments 

focused on culture, 
music, entertainment, 
the arts and food that 
would attract its own 

visitors to the City.  
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Historic Old Town: Actions to catalyze development in 
Historic Old Town are: Improving the access and pedestrian 
friendliness of Historic Old Town, building upon its history and 
character, encouraging an arts environment with live-work 
lofts, art events with available parking opportunities. Tourism 
opportunities could increase from this development and the 
City could expand upon its current regional entertainment 
assets and value.

In addition to these strategies, the City can assist the economic 
recovery by providing the development community with a 
streamlined process. The Specific Plan and Environmental 
Impact Report are the first component of implementing a 
streamlined regulatory process. The Plan contains several 
implementing measures that are designed to reduce the time 
necessary to bring a private project to fruition. It also contains 
development incentives to encourage the development of the 
type of uses that have been identified as being desirable by the 
community and the market study.
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