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Introduction 
Phase 5 of the General Plan Update project is dedicated to the analysis of land use and growth 
alternatives. The purpose of analyzing land use alternatives is to develop an updated land use diagram 
for the General Plan which reflects the community’s vision for the next 20 years. The consultant team, in 
consultation with City staff, developed three alternative land use concepts (or “alternatives”) to provide 
City decision makers and the community with a general understanding of the implications of different 
land use alternatives. 

This memorandum provides a summary of the three proposed land use alternatives with different levels 
of development. Alternative 1 represents development based on the existing 1999 General Plan policies 
and land uses. Alternative 2 represents development with a focus on encouraging infill development, with 
potential to increase residential densities and building intensities in the existing City Limits. Finally, 
Alternative 3 represents expansion and a focus on annexing additional land into the city. 

How Should this Memo be Used? 
This memorandum presents a comparative analysis of the anticipated changes to jobs and housing 
capacity, and the built environment under each alternative. This analysis evaluates land use alternatives 
using indicators to help community members and decision-makers understand the implications of each 
alternative. Decisions about future land uses will influence how many people could live in the city and 
guide the location of jobs and businesses.  

Decision-makers will weigh the costs and benefits of each alternative presented in this memorandum and 
select a “preferred land use alternative.” The preferred land use alternative may be one of the three 
alternatives or a combination of features from each. The preferred land use alternative, along with 
citywide vision statement and guiding principles (prepared during Phase 4), will then guide the 
preparation of General Plan goals, policies, and implementation programs. 

mailto:mintier@mintierharnish.com
http://www.mintierharish.com/
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The remainder of this memorandum presents the preliminary analysis of the developed land use 
alternative concepts to prompt feedback from the City staff, Planning Commission, and City Council.  

Community Feedback and Key Topics 
The three alternatives outlined in this memorandum were developed based on a set of key topics and 
concepts identified by the community during the early community engagement phases of the project. 
These topics and concepts should be referenced when considering each proposed alternative. Topics and 
concepts can be considered in terms of how each alternative accommodates housing needs, economic 
development, job opportunities, and downtown revitalization, as well as parks, recreation, and 
walkability/bikeability.  

Downtown/Commercial 
• Revitalize Downtown 
• Increase economic vitality 
• Diversify businesses 
• Support the development of an ACE station in Downtown 
• Increase residential densities and building intensity 
• Create walkable/bikeable streets 
• Develop more public open space 
• Attract and incentivize local and regional business owners to locate in Livingston  

Housing 
• Address existing capacity and projected needs 
• Create more housing capacity and opportunities for different housing types, including: 

o Allow annexation of specific properties 
o Increase residential densities 
o Encourage mixed-use development 

• Find a balance between preservation and revitalization 
• Create opportunities to develop missing middle housing, ADUs, and other innovative housing 

Employment 
• Preserve and enhance existing industrial areas 
• Encourage a variety of industrial land uses 
• Capitalize on existing City assets 

o Lower housing costs 
o Proximity to Highway 99 
o Existing local industry 

• Increase the opportunity for more higher-paying jobs 

Parks, Recreation, and Walkability/Bikeability 
• Enhance existing parks and recreation facilities 
• Introduce additional bike lanes and classifications around the city 
• Develop a sports facility that can support regional events 
• Create interconnected walking and biking paths for both new and existing development 
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Focus Areas 
As outlined in the introduction of this memo, a key step in the General Plan Update process is to analyze 
various alternatives that will eventually lead to the selection of a “preferred land use alternative.” A key 
step in creating the various alternatives is identifying areas in the community that are likely to change 
based on the needs and expectations of the community. In an alternatives process, these areas are 
referred to as “focus areas.” Having focus areas is important because it narrows down where change 
would likely occur in the community and provides the City a starting point to develop policies to support 
the change. 

Focus Areas Overview 
A total of eight focus areas have been developed as a part of the Livingston alternatives process. These 
focus areas have the greatest potential for accommodating the combined housing needs, economic 
development, job opportunities, and downtown revitalization, as well as parks, recreation, and 
walkability/bikeability within Livingston over the planning period. The focus areas for the Livingston 
General Plan update are the same for all three alternatives, as identified in Figure 1. The subsequent 
pages describe each individual focus area and their potential development capacity. A variety of focus 
areas can be selected and incorporated into a growht management strategy that prioritizes investment 
of public and private improvements. 

Figure 1. City of Livingston Land Use Alternative Focus Areas 
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Gallo West 
The Gallo West focus area is located northwest of the city, outside of the city limits but within the 
sphere of influence. Currently, this area’s main land uses include agriculture and the Livingston Sewage 
Treatment facility. This focus area includes large parcels with few developed buildings, offering the 
potential for a variety of different development patterns. 

Figure 2: Gallo West Focus Area 
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Winton Exit 
The Winton Exit focus area is located in the northwest portion of the city, adjacent to the Winton exit of 
Highway 99. Currently, this area’s main land uses include commercial, retail uses, and residential uses 
south of Highway 99 and some industrial uses north of Highway 99. The vacant land in this focus area 
has the ability to accommodate residential and commercial developments to complement the existing 
development surrounding this focus area.  

Figure 3: Winton Exit Focus Area 
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North Downtown 
The North Downtown focus area is located in the center of the city, immediately north of Highway 99. 
Currently, this area’s main land uses include residential, limited commercial/retail uses, and some 
vacant land. This area’s key location around North Main Street and adjacent to Highway 99 could allow 
it to act as an extension of the southern portion of the downtown, potentially reflecting the southern 
downtown’s General Plan land uses and zoning districts. 

Figure 4: North Downtown Focus Area 
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Downtown  
The Downtown focus area is located in the center of the city, immediately south of Highway 99. 
Currently, this area’s main land uses include commercial/retail uses, residential uses, and minimal 
vacant land. The density and existing uses in this area would support and compliment denser mixed-use 
developments. The proposed Ace Station is proposed between the existing railroad line and State 
Highway 99. 

Figure 5: Downtown Focus Area 
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Hammatt Exit 
The Hammatt Exit focus area is located in the eastern portion of the city, immediately north of Highway 
99. Currently, this area’s main land uses include industrial uses, minimal commercial/retail uses, a 
preschool, and a sports complex, as well as vacant land. The vacant land in this focus area could 
accommodate highway commercial developments as well as future public facility uses. 

Figure 6: Hammatt Exit Focus Area 

 
  

Hammatt Exit 

Livingston 2040 General Plan Update Alternatives: Hammatt Exit Focus Area 
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Curtner Canal  
The Curtner Canal focus area is located in the southeastern portion of the city, immediately south of 
Highway 99. Currently, this area’s main land uses include agriculture, two residences, and the Curtner 
irrigation canal. This focus area predominantly consists of a single large parcel with no developed 
buildings, offering the potential for a variety of different developments over the planning period. This 
area could continue to accommodate agricultural uses or portions could be designated for residential 
development. 

Figure 7: Curtner Canal Focus Area 
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Peach and Main 
The Peach and Main focus area is located in the southern portion of the city, in the southwestern 
portion of the intersection of Peach Avenue and Main Street. Currently, this area’s main land uses 
include residences, a grocery store, the Arena irrigation canal, and vacant land. The vacant and 
underutilized land in this focus area has great redevelopment potential for residential and mixed-use 
land uses. 

Figure 8: Peach and Main Focus Area 
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99 and Sultana 
The 99 and Sultana focus area is located southeast of both the city and the city’s sphere of influence, 
but within the 2040 planning area. It includes the area around the Liberty Avenue exit of Highway 99 
and the unincorporated community of Arena. Currently, this area’s main land uses include residential 
and agricultural uses, including fields, orchards, and animal agriculture. The western portion of this 
focus area could accommodate various commercial developments. 

Figure 9: 99 and Sultana Focus Area 
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Land Use Alternatives 
This analysis evaluates three scenarios: 1. Baseline, 2. Infill, and 3. Expansion. In this section, we detail 
each scenario, outlining their respective land use designations, development standards, and allowed land 
uses. Table 1 offers a summary of these designations and their corresponding density/Floor Area Ratio 
(FAR) for each scenario. The primary distinctions among the scenarios are the maximum allowable 
density/FAR for comparable designations and the variations in permissible designations. 

Table 1: Alternatives Land Use Designations 

Designation 
Density/FAR 

Allowed Land Uses Alternative 1: 
Baseline 

Alternative 2: 
Infill 

Alternative 3: 
Expansion 

Residential 

Low Density 
Residential/Estate 0-7.5 du/ac - - Single-family and two-family dwellings 

Estate Residential - 0-5.5 du/ac Single-family dwellings 
Low Density Residential - 5.6-7.5 du/ac Single-family and two-family dwellings 

Medium Density 7.6-11.9 du/ac Single-family, two-family, and limited multi-
family dwellings 

High Density 12-29 du/ac Two-family and multi-family dwellings 
Mixed Use 

Mixed Use 
- 12-40 du/ac 

Max. 1.5 FAR - 
Mixed-use development, multi-family 
dwelling, office, retail, and personal service 
establishments 

Non-Residential 

Neighborhood 
Commercial (C-1) Max 0.5 FAR 

Small-scale retail and personal service 
establishments designed to integrate well 
into a traditional neighborhood context 

Community Commercial 
(C-2) Max 0.5 FAR Retail and personal service establishments 

and small-scale commercial centers 
Downtown Commercial 
(DTC) Max 1.0 FAR - Max. 1.5 FAR Mixed-use development, office, retail, and 

personal service establishments 
Service Commercial (C-3) Max 0.3 FAR Retail, personal service establishments, 

large-scale office, and limited light industrial 
Highway Commercial    
(C-3) Max 0.3 FAR Retail, personal service establishments, 

large-scale office, and limited light industrial 
Limited Industrial (m-1) Max 0.3 FAR Light industrial, research and development, 

and low-intensity warehouses 
General Industrial (m-2) Max 0.3 FAR Heavy industrial and manufacturing 
Public Facility (PF) Max 1.0 FAR Institutional, schools, hospitals, and various 

public facilities 
Park/Open Space N/A Open space and parks 
Commercial Reserve N/A - - N/A 
Public Facility Reserve N/A - - N/A 

Industrial Reserve N/A - - N/A 

Urban Reserve N/A Agricultural 
Specific Plan - - N/A Determined by Specific Plan proposal 
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Each of the three scenarios are inclusive of all 2023-2031 Housing Element inventory sites, including their proposed zoning, to ensure that this 
analysis is consistent with the City’s Regional Housing Needs Accommodation for the 2024-2032 planning period. See Table 2 below for a full list 
of Livingston’s sites inventory. 

Table 2: Livingston Site Inventory – Opportunity Sites 
2024-2032 City of Livingston Housing Element 

Site 
Address or 

Street 
APN Acres Land 

Use Zoning Current 
Use 

Minimum 
Density 

Maximum 
Density 

Lower-
Income 

Capacity 

Moderate-
Income 

Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

TCAC 
Opportunity 

Category 

1137 
Livingston 
Cressey Rd  

024011012 0.41 MD R-2 Vacant 7.6 11.9 0 0 3 3 High Resource  

Prusso and 
F St 

024162011 0.27 MD R-2 Vacant 7.6 11.9 0 0 2 2 Highest 
Resource 

719 7th St 024184001 0.18 HD R-3 Vacant 12 29 0 4 0 4 Moderate 
Resource 

2036 W D St 024191005 0.16 HD R-3 Vacant 12 29 0 3 0 3 Moderate 
Resource 

2036 E D St 024191006 0.19 HD R-3 Vacant 12 29 0 4 0 4 Moderate 
Resource 

N D St 024191010 0.18 HD R-3 Vacant 12 29 0 4 0 4 Moderate 
Resource 

2042 D St 024191039 0.35 HD R-3 Vacant 12 29 0 7 0 7 Moderate 
Resource 

1816 D St 024184031 0.50 HD R-3 Vacant 12 29 10 0 0 10 Moderate 
Resource 

S D St 024191011 0.52 HD R-3 Vacant 12 29 11 0 0 11 Moderate 
Resource 
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Table 2: Livingston Site Inventory – Opportunity Sites 
2024-2032 City of Livingston Housing Element 

Site 
Address or 

Street 
APN Acres Land 

Use Zoning Current 
Use 

Minimum 
Density 

Maximum 
Density 

Lower-
Income 

Capacity 

Moderate-
Income 

Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

TCAC 
Opportunity 

Category 

833 8th St 024191036 0.95 HD R-3 Vacant 12 29 19 0 0 19 Moderate 
Resource 

1225 B St 024113007 0.15 DC DTC Vacant 0 29 0 2 0 2 Highest 
Resource 

C St 024153003 0.26 DC DTC Vacant 0 29 0 4 0 4 Moderate 
Resource 

824 Main St 024171011 0.18 DC DTC Vacant 0 29 0 3 0 3 Highest 
Resource 

1319 F St 024171016 0.29 DC DTC Vacant 0 29 0 4 0 4 Highest 
Resource 

Total 40 34 2 77  

Livingston Total 40 34 5 80  

 



Memorandum to the City of Livingston 
City of Livingston Geneal Plan update 
Land Use Alternative Analysis 
Thursday, October 24, 2024 
 

15 

Alternative 1: Baseline 
Alternative 1 is a baseline alternative. This alternative proposes no changes to the existing General Plan 
land uses, the City Limits, or the SOI. Existing General Plan policies would be revised and updated to 
address changes in State law. Land use designations, development standards, and zoning would remain 
unchanged; however, this baseline alternative does include all rezones proposed in the 2024-2032 
Housing Element sites inventory. This alternative is important to analyze as a point of comparison to the 
other alternatives and represents what the city will look and feel like if the existing General Plan land uses 
were carried forward to the year 2040.  

 

  
 

  
 

RESIDENTS = 17,531 SINGLE FAMILY UNITS = 3,581 

JOBS = 5,671 
MULTI-FAMILY UNITS = 

1,733 
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 Livingston 2040 General Plan Update Alternatives: Alternative 1 (Baseline) 
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Alternative 2: Infill 
Alternative 2 is an infill alternative that focuses on existing vacant and underutilized land in the city for 
development. Alternative 2 includes all rezones proposed in the 2024-2032 Housing Element sites 
inventory, Proposed development in Alternative 2 would rely on the city’s existing infrastructure and 
concentrates on increasing development intensities (housing density and/or building intensity) to increase 
capacity of the existing developed areas. Alternative 2 does not propose any city expansion or annexation 
of land and assumes there will be no development beyond the city’s existing sphere of influence within 
the 2040 planning horizon. Alternative 2 places an emphasis on enhancing the existing city fabric, 
expanding walking, and biking facilities, increasing opportunities for recreation, and the revitalization of 
downtown. Major features of Alternative 2 include: 

• Creation of an agriculture land use designation for existing agricultural areas within 
the SOI. No conversion of existing farmland in the SOI is proposed in this alternative. 

• Replaces the Downtown Commercial land use designation with a Mixed-Use 
designation, which allows high density residential development (12-40 dwelling units 
per acre, with a maximum FAR of 1.5). 

• Creation of a separate Estate Residential land use designation for residential areas at 
the urban fringe. This land use designation is currently a sub-category of Low Density 
Residential. 

• Groups all existing Reserve land use designations into a single Urban Reserve 
designation. 

 
 

  
 

  
 

 

 

RESIDENTS = 21,134 
+ 3,603 from Baseline 

- 9,492 from Alternative 3: Expansion 

 

SINGLE FAMILY UNITS = 4,155 
+ 574 from Baseline 

- 3,312 from Alternative 3: Expansion 

 

JOBS = 18,667 
+ 12,996 from Baseline 

- 295 from Alternative 3: Expansion 

 

MULTI-FAMILY UNITS = 3,366 
+ 1,633 from Baseline 

- 1,392 from Alternative 3: Expansion 
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  Livingston 2040 General Plan Update Alternatives: Alternative 2 (Infill) 
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Alternative 3: Expansion 
Alternative 3 is an expansion alternative that proposes the annexation of key areas on the urban fringe 
into the city limits. Alternative 3 includes all rezones proposed in the 2024-2032 Housing Element sites 
inventory, Under Alternative 3, expansion will likely require the construction of additional infrastructure 
for undeveloped and underdeveloped areas to accommodate new development. Unlike Alternative 2, this 
alternative proposes converting existing agricultural land to urban uses (e.g., commercial, residential, 
industrial). Alternative 3 places an emphasis on creating opportunities for a variety of housing types and 
encourages the expansion of employment-based land uses. Major features of Alternative 3 include: 

• Annexing key areas currently outside the city limits. 
• Conversion of surrounding agriculture to urban uses. 
• Creation of a separate Estate Residential land use designation for residential areas at 

the urban fringe. This land use designation is currently a sub-category of Low Density 
Residential. 

• Groups all existing Reserve land use designations into a single Urban Reserve 
designation. 

• Increase the maximum FAR in downtown from 1.0 to 1.5. 

 

  
 

  
 

RESIDENTS = 30,626 
+ 13,095 from Baseline 

+ 9,492 from Alternative 2: Infill 

 

SINGLE FAMILY UNITS = 7,467 
+ 3,886 from Baseline 

+ 3,312 from Alternative 2: Infill 

 

JOBS = 18,962 
+ 13,291 from Baseline 

+ 295 from Alternative 2: Infill 

 

MULTI-FAMILY UNITS = 4,758 
+ 3,025 from Baseline 

+ 1,392 from Alternative 2: Infill 
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 Livingston 2040 General Plan Update Alternatives: Alternative 3 (Expansion) 
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Summary Results 
Methodology 
The consultant team used Urban Footprint to model Livingston’s three land use alternatives. Urban 
Footprint uses a curated, enriched dataset of existing land uses in the United States to calculate the 
insights and implications of different theoretical models of planning areas. The program looks at several 
topics, including general city statistics, land consumption, energy use, water use, pedestrian 
accessibility, transit accessibility, transportation, emissions, household costs, and risk and resilience. The 
following analysis uses the data provided by Urban Footprint to form an understanding of the 
advantages and disadvantages of each alternative to give decisionmakers an understanding of the 
implications of selecting one alternative over another. Often time, this process results in a City Council 
selecting a hybrid alternative, selecting the best features of each alternative.  

Summary of Metrics 
Table 3 provides a summary of the overall comparative metrics between the three land use alternatives. 

Table 3: Summary of Metrics 

Metric 
Alternative 1:  

Baseline 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Range of Housing Types 
67% Single Family 55% Single Family 61% Single Family 

33% Multi-Family 45% Multi-Family 39% Multi-Family 

Net New Dwelling Units + 1,138 + 2,207 + 6,911 

Employment Capacity 5,671 18,667 18,962 

Population 17,531 21,134 30,626 

Total Consumed Land at 
Buildout (acres) 

+ 01  
 + 353 + 1,282 

New housing unit capacity per 
acres consumed 27.8 5.6 5.2 

New jobs capacity per acres 
consumed) 6.2 33.0 10.1 

(1) Total consumed land is more than zero due accounting for 2024-2032 Housing Element Sites Inventory 

Evaluation of Metrics 
Range of Housing 
As of 2024, single family homes consist of a large portion of Livingston's housing inventory, significantly 
outnumbering multi-family units. Under the baseline scenario, the city has or has planned for about 
5,314 dwelling units, with around 67 percent being single family homes and approximately 33 percent 
being multi-family residences. Both Alternatives 1 and 2 propose increasing the city's housing capacity 
beyond the baseline. They accommodate a mix of housing types, including both single-family and multi-
family units. This increase is driven by the reclassification of certain parcels within the planning area to 
residential land uses, which support higher densities than those permitted under the current General 
Plan. 
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Alternative 3 offers the highest potential for adding new housing units. This is largely because it refines 
General Plan land uses to include more residential developments and incorporates the conversion of 
existing agricultural land into residential use. In comparison, Alternative 2 increases residential capacity 
over the baseline but does not match the higher capacity of Alternative 3. This is because Alternative 2 
focuses solely on infill development within existing urban areas, maintaining all current agricultural land 
for continued agricultural use 

Table 4: Range of Housing 

Metric 
Alternative 1:  

Baseline 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Range of Housing Types 
67% Single Family 55% Single Family 61% Single Family 

33% Multi-Family 45% Multi-Family 39% Multi-Family 

Number of Single Family 
Dwelling Units 

3,581 4,155 7,467 

Number of Multi-family Dwelling 
Units 

1,733 3,366 4,758 

Total Dwelling Units 5,314 7,521 12,225 

 

Housing Accessibility and Affordability  
Livingston was assigned a Regional Housing Needs Allocation (RHNA) for the period from 2023 to 2032, 
detailed in Table 6. This allocation mandates the city must plan for the development of 1,097 new 
dwelling units during the 6th Cycle RHNA. All proposed alternatives exceed this requirement 
significantly, ensuring ample capacity for housing growth. 

Specifically, Alternatives 2 and 3 offer a range of housing options, including both single-family and multi-
family units. This variety in housing types not only meets the immediate needs but also positions the city 
to better accommodate diverse future demands. 

Although the RHNA only projects out to 2032, the planning horizon for the General Plan extends to 
2040. The substantial excess housing capacity provided by Alternatives 2 and 3 ensures that Livingston 
will be well-prepared for the 7th Cycle RHNA as well. This proactive approach supports the city’s long-
term growth and housing strategy, aligning with both current and future residential needs. 

Table 5: Livingston 6th Cycle (2023 – 2032) RHNA Allocation by Income Level 

RHNA Very Low Low Moderate Above Total RHNA 

Livingston 311 213 169 404 1,097 
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Table 6: Housing Accessibility   

Metric 
Alternative 1:  

Baseline1 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Net New Single Family Dwelling 
Units + 176 + 574 + 3,886 

Net New Multi-family Dwelling 
Units + 962 + 1,633 + 3,025 

Net New Total Dwelling Units + 1,138 + 2,207 +6,911 
(1) Net new units are more than zero due accounting for 2024-2032 Housing Element Sites Inventory 

 
Consistent development of new housing can help keep housing costs affordable for residents by 
ensuring that the supply meets demand. Both Alternatives 2 and 3, with their significantly increased 
housing capacity, would likely ensure not only an adequate supply of housing but also help maintain 
affordable housing costs. 

In addition to the overall cost of housing, which includes mortgage and rent, the affordability for 
residents is also influenced by residential water and energy usage costs. Alternative 3 offers the lowest 
annual average residential water cost per unit at $620, compared to $814 for Alternative 1 and $711 for 
Alternative 2. Similarly, Alternative 3 provides the lowest annual average residential energy cost per unit 
at $1,684, compared to $1,846 for Alternative 1 and $1,701 for Alternative 2. 

It is important to note, however, that despite the lower per-unit costs in certain scenarios, the overall 
citywide annual residential water and energy costs increase under both Alternatives 2 and 3. This 
increase is due to the overall rise in the number of housing units in these scenarios, reflecting the 
broader scale of development. 

Table 7: Housing Utility Affordability  

Metric 
Alternative 1:  

Baseline 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Annual Residential Water Costs $4,325,000 $5,349,000 $7,588,000 

Annual Average Residential 
Water Costs Per Unit $814 $711 $620 

Annual Residential Energy Costs $9,812,000 $12,792,000 $20,595,000 

Annual Average Residential 
Energy Costs Per Unit $1,846 $1,701 $1,684 
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Land Use Efficiency 
Land Use Efficiency measures how effectively development capacity can be expanded while minimizing 
the use of urban and greenfield land. Alternative 2 demonstrates higher efficiency in land consumption, 
averaging approximately six new housing units and 33 new jobs per acre, compared to Alternative 3, 
which averages about five new housing units and 10 new jobs per acre. 

 

Although Alternative 2 offers less overall capacity for new housing units compared to Alternative 3, both 
alternatives provide similar capacity for new employment. Alternative 2 achieves greater land use 
efficiency by focusing on infill development to increase capacity, whereas Alternative 3 involves 
expanding development beyond city limits, potentially leading to more sprawl. 

Table 8: Land Use Efficiency 

Metric 
Alternative 1:  

Baseline1 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Total Consumed Land at 
Buildout (acres) 41 394 1,323 

Net New Dwelling Units + 1,138 + 2,207 + 6,911 

Net New Employment + 253  + 12,996  + 13,291 

Land Use Efficiency (new 
housing unit capacity per acres 
consumed) 

27.8 5.6 5.2 

Land Use Efficiency (new jobs 
capacity per acres consumed) 6.2 33.0 10.1 

(1) Metrics are more than zero due accounting for 2024-2032 Housing Element Sites Inventory 

Nonresidential Development and Employment Capacity 
This metric assesses the anticipated number of new jobs each alternative can support under full 
buildout, assuming all designated employment lands are fully developed or redeveloped. Alternative 2 
forecasts a net increase of 12,996 new jobs, which is comparable to Alternative 3's projection of  
13,291 new jobs. Despite accommodating similar capacities for new employment, Alternative 2 achieves 
this with development planned on approximately 46 acres of retail, office, and industrial space. In 
contrast, Alternative 3 requires around 171 acres of new employment buildings. 

Alternative 2 introduces a new Mixed Use land designation that allows diverse developments, including 
multi-family residences, offices, retail outlets, and personal service establishments, with a maximum 
FAR of 1.5 and between 12 to 40 dwelling units per acre. Significant portions of the Downtown focus 
area and various smaller parcels throughout the city are redesignated as Mixed Use under Alternative 2. 

In Alternative 3, many parcels are repurposed for industrial use in the northern and southeastern parts 
of the city, with a substantial area designated as Service Commercial in the southeast. 

Across all alternatives, including the baseline, there is a consistent distribution of retail, office, and 
industrial building areas, comprising 37 percent to 38 percent retail, 22 percent to 26 percent office, and 
36 percent to 40 percent industrial areas. Notably, Alternative 3 increases the FAR of the Downtown 
Commercial designation from 1.0 to 1.5, enhancing capacity for higher-density developments. 
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Table 9: Nonresidential Development and Employment Capacity 

Metric 
Alternative 1:  

Baseline 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Employment Capacity 5,671 18,667 18,962 

Total Retail, Office, and 
Industrial Building Area (acres) 49.9 96.3 220.7 

Net New Employment + 253  + 12,996  + 13,291 

Net New Retail, Office, and 
Industrial Building Area (acres) + 2.9 + 46.4 + 170.8 

 

Trip Generation Analysis 
Creating capacity for new land uses can also significantly influence daily trips generated, vehicle miles 
traveled, and greenhouse gas emissions within the Livingston 2040 Planning Area. Alternative 3 
experienced the largest increase in total annual vehicle trips and annual vehicle miles traveled 
compared to Alternatives 1 and 2. Particularly noteworthy is the substantial increase in annual vehicle 
miles traveled in Alternative 3, which exceeded double that of Alternatives 1 and 2. Similarly, Alternative 
3 exhibited over double the amount of annual passenger vehicle greenhouse gas (GHG) emissions 
compared to Alternatives 1 and 2. 

This trend can be attributed to Alternative 3's designation of a large land area to the northwest of the 
city as "Specific Plan," which significantly enhances development capacity. However, this expansion 
would place new developments farther from existing developed areas of the city, leading to increased 
demand for passenger vehicle trips. 

Table 10: Trip Generation 

Metric 
Alternative 1:  

Baseline 
Alternative 2:  

Infill 
Alternative 3: 

Expansion 

Total Annual Vehicle Trips 
(millions) 19.822 45.671 67.279 

Annual Vehicle Miles Travelled 
(passenger vehicles in millions of 
miles travelled)  

73.774 86.526 199.291 

Annual Passenger Vehicle GHG 
Emissions (metric tons of CO₂ 
equivalent) 

29,843 35,001 80,617 
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Appendix: Full Alternatives Analysis Results  



Livingston Land Use Alternatives Scenarios: Summary Statistics Report
Population, people

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Population 17,531.06                  21,134.01                  30,625.67                            

Housing, dwelling units
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Dwelling Units 5,314.45                    7,521.29                    12,224.90                            

Households, households
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Households 5,079.37                    7,156.51                    11,572.93                            

Jobs, jobs
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Employment 5,671.38                    18,666.73                  18,961.60                            

Housing by Type, dwelling units
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Large Lot Detached Single-Family Dwelling Units 2,933.27                    3,547.33                    5,653.98                              
Small Lot Detached Single-Family Dwelling Units 463.00                       456.00                       463.00                                  
Attached Single-Family Dwelling Units (Townhomes) 185.06                       151.80                       1,349.51                              
All Multifamily Dwelling Units 1,733.12                    3,366.16                    4,758.41                              
Total 5,314.45                    7,521.29                    12,224.90                            

Jobs by Sector, jobs
Base Scenario Alternative 2: Infill Alternative 3: Expansion

All Retail Employment 914.33                       2,653.32                    4,853.65                              
All Office Employment 956.05                       2,201.76                    7,059.37                              
All Public Employment 591.00                       10,218.00                  1,958.23                              
All Industrial Employment 3,013.00                    3,531.65                    4,938.36                              
All Agriculture Employment 197.00                       62.00                         152.00                                  
Military Employment -                               -                               -                                         
Total 5,671.38                    18,666.73                  18,961.60                            

Building Area: Residential, square feet (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Large Lot Detached Single-Family Building Area 4.98 7.70 15.81
Small Lot Detached Single-Family Building Area 0.46 0.46 0.46
Attached Single-Family Building Area 0.35 0.28 2.53
Multifamily Building Area 1.63 3.51 5.35
Total 7.41 11.96 24.15

Building Area: Retail, square feet (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Retail Services Building Area 0.26 0.55 1.54
Restaurants Building Area 0.13 0.34 0.63
Arts & Entertainment Building Area 0.00 0.05 0.48
Accommodation Building Area 0.30 0.33 0.32
Other Retail Building Area 0.11 0.35 0.61
Total 0.81 1.61 3.58

Building Area: Office, square feet (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Office Services Building Area 0.19 0.63 2.20



Medical Services Building Area 0.31 0.31 0.34
Total 0.50 0.94 2.54

Building Area: Public, square feet (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Public Administration Building Area 0.08 2.99 0.49
Education Building Area 0.50 1.14 0.59
Total 0.58 4.14 1.09

Building Area: Industrial, square feet (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Transportation/Warehouse Building Area 0.86 1.53 3.05
Wholesale Building Area 0.00 0.11 0.44
Total 0.86 1.65 3.50



Livingston Land Use Alternatives Scenarios: Land Consumption Report
Total Land Consumed, acres

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Urban Vacant Land Consumed 2.95                           42.91                         73.50                                    
Urban Redevelopment Land Consumed 12.85                         60.30                         110.49                                 
Agricultural Land Consumed 24.70                         254.20                       1,060.10                              
Woodland -                              -                              -                                         
Other Greenfield Land Consumed 0.15                           36.37                         79.21                                    
Total 40.65                         393.78                       1,323.29                              

Urban Land Consumed, acres
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Urban Vacant Land Consumed 2.95                           42.91                         73.50                                    
Urban Redevelopment Land Consumed 12.85                         60.30                         110.49                                 
Total 15.80                         103.21                       183.99                                 

Greenfield Land Consumed, acres
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Agricultural Land Consumed 24.70                         254.20                       1,060.10                              
Woodland -                              -                              -                                         
Other Greenfield Land Consumed 0.15                           36.37                         79.21                                    
Total 24.85                         290.57                       1,139.31                              



Livingston Land Use Alternatives Scenarios: Energy Use Report
Total Annual Energy Use, british thermal units / year (billions)

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Residential Energy Use 352.53 460.82 739.32
Commercial Energy Use 235.81 628.51 900.17
Total 588.34 1089.33 1639.49

Annual Electricity Use, kilowatt-hours / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Electricity Use 39.20 50.99 82.32
Commercial Electricity Use 45.52 122.19 180.02
Total 84.72 173.18 262.34

Annual Gas Use, therms / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Natural Gas Use 2.19 2.87 4.59
Commercial Natural Gas Use 0.81 2.12 2.86
Total 2.99 4.99 7.45

Per Household Annual Energy Use, british thermal units / household / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Energy Use per Household 69.40 64.39 63.88

Annual Residential Energy Costs, dollars / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Energy Cost 9.81 12.79 20.60

Annual Building Energy GHG Emissions, metric_ton / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Total Building Energy GHG Emissions 33,509.46                  62,416.33                  93,978.66                             



Livingston Land Use Alternatives Scenarios: Water Use Report
Total Annual Water Use, gallons / year (millions)

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Residential Water Use 558.53 690.79 979.95
Commercial Water Use 356.52 928.94 719.62
Total 915.05 1619.73 1699.57

Annual Indoor Water Use, gallons / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Water Indoor Use 335.21 398.59 572.03
Commercial Water Indoor Use 342.55 540.82 579.34
Total 677.76 939.41 1151.38

Annual Outdoor Water Use, gallons / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Water Outdoor Use 223.32 292.20 407.92
Commercial Water Outdoor Use 13.97 388.12 140.27
Total 237.29 680.32 548.19

Annual Residential Water Use, gallons / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Water Indoor Use 335.21 398.59 572.03
Residential Water Outdoor Use 223.32 292.20 407.92
Total 558.53 690.79 979.95

Annual Commercial Water Use, gallons / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Commercial Water Indoor Use 342.55 540.82 579.34
Commercial Water Outdoor Use 13.97 388.12 140.27
Total 356.52 928.94 719.62

Per Capita Annual Residential Water Use, gallons / person / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Water Use per Capita 31,859.42                 32,686.23                 31,997.63                            

Per Household Annual Residential Water Use, gallons / person / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Indoor Water Use per Household 65,994.40                 55,696.55                 49,428.47                            
Residential Outdoor Water Use per Household 43,966.09                 40,829.67                 35,247.51                            
Total 109,960.49               96,526.22                 84,675.99                            



Livingston Land Use Alternatives Scenarios: Walk Accessibility Report
Parks Access 

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Percent within 10 minutes 94% 90% 72%

Schools Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 15 minutes 83% 86% 61%

Hospitals Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 20 minutes 55% 59% 37%

Custom POI #1: Custom POI #1 Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 20 minutes 0% 0% 0%

Custom POI #2: Custom POI #2 Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 20 minutes 0% 0% 0%

Custom POI #3: Custom POI #3 Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 20 minutes 0% 0% 0%

Transit Access: All Stops
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 5 minutes 33% 37% 25%

Transit Access: High-Quality Stops
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 5 minutes 0% 0% 0%

Retail Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 10 minutes 30% 51% 23%



Livingston Land Use Alternatives Scenarios: Transit Accessibility Report
Parks Access

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Percent within 10 minutes 94% 90% 72%

Schools Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 20 minutes 89% 90% 74%

Hospitals Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 30 minutes 84% 86% 56%

Custom POI #1: Custom POI #1 Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 30 minutes 0% 0% 0%

Custom POI #2: Custom POI #2 Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 30 minutes 0% 0% 0%

Custom POI #3: Custom POI #3 Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 30 minutes 0% 0% 0%

Retail Access
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Percent within 10 minutes 30% 51% 23%

Employment Access: 10+ Percent
Base Scenario Alternative 2: Infill Alternative 3: Expansion

10+% of jobs within 30 minutes 98% 97% 98%

Employment Access: 25+ Percent
Base Scenario Alternative 2: Infill Alternative 3: Expansion

25+% of jobs within 30 minutes 86% 67% 46%

Employment Access: 50+ Percent
Base Scenario Alternative 2: Infill Alternative 3: Expansion

50+% of jobs within 30 minutes 56% 22% 2%



Livingston Land Use Alternatives Scenarios: Transportation Report
Annual VMT, miles / year (millions)

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Annual Total VMT 73.77 86.53 199.29

Per Capita Annual Residential VMT, miles / year / person
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Average Annual Residential VMT per Capita 3,895.01                    3,201.12                    4,905.09                              

Per Household Annual Residential VMT, miles / year / household
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Average Annual Residential VMT per Household 13,443.34                  9,452.05                    12,980.43                            

Travel Mode Share
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Auto 84% 86% 91%
Transit 2% 3% 2%
Walk or Bike 14% 11% 7%
Total 100% 100% 100%

MXD Total Vehicle Trips Daily, trips / day
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Daily MXD Total Vehicle Trips 56,634.76                  130,489.69               192,226.67                          

MXD Total Vehicle Trips Annual, trips / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual MXD Total Vehicle Trips 19.82 45.67 67.28

MXD Vehicle Trips Daily Per Capita, trips / day / person
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Average Daily MXD Vehicle Trips per Capita 1.47                            1.44                            1.91                                      

MXD Vehicle Trips Daily Per Household, trips / day / household
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Average Daily MXD Vehicle Trips per Household 5.07                            4.26                            5.05                                      

MXD Vehicle Trips Annual Per Capita, trips / year / person
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Average Annual MXD Vehicle Trips per Capita 513.98                       504.37                       667.59                                  

MXD Vehicle Trips Annual Per Household, trips / year / household
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Average Annual MXD Vehicle Trips per Household 1,773.96                    1,489.30                    1,766.66                              

Annual Passenger Vehicle Pollutant Emissions by Type, metric tons / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual NOx emissions 13.76                         16.14                         37.16                                    
Annual PM10 emissions 3.49                            4.09                            9.42                                      
Annual PM2.5 emissions 1.48                            1.74                            4.00                                      
Annual SOx emissions 0.29                            0.33                            0.77                                      
Annual CO emissions 131.49                       154.21                       355.19                                  
Annual ROG/VOC emissions 15.97                         18.74                         43.15                                    
Total 166.47                       195.24                       449.70                                  



Annual Passenger Vehicle GHG Emissions, metric tons / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual passenger vehicle emissions 29,842.96                  35,001.33                  80,616.88                            

Annual Passenger Vehicle Costs, dollars / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Transportation Cost 82.05 55.02 121.43

Per Household Annual Auto Costs by Type, dollars / household / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Auto Auto Fuel Costs per Household 3,294.49                    1,568.06                    2,139.95                              
Auto Ownership and Maintenance Costs per Household 12,858.80                  6,120.32                    8,352.48                              
Total 16,153.29                  7,688.37                    10,492.42                            



Livingston Land Use Alternatives Scenarios: Emissions Report
Annual GHG Emissions by Source

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Annual passenger vehicle emissions 29,842.96                 35,001.33                 80,616.88                           
Total Building Energy GHG Emissions 33,509.46                 62,416.33                 93,978.66                           
Total Water GHG Emissions 926.37                       1,537.33                   1,678.30                              
Total 64,278.79                 98,954.99                 176,273.84                         

Annual Passenger Vehicle GHG Emissions, metric tons / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual passenger vehicle emissions 29,842.96                 35,001.33                 80,616.88                           

Annual Building Energy GHG Emissions, metric_ton / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Total Building Energy GHG Emissions 33,509.46                 62,416.33                 93,978.66                           

Annual Water Energy GHG Emissions, metric_ton / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Total Water GHG Emissions 926.37                       1,537.33                   1,678.30                              

Per Household Annual GHG Emissions by Source, metric tons
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual passenger vehicle emissions per household 5.44                           3.82                           5.25                                      
Annual building energy emissions per household 3.90                           3.62                           3.59                                      
Annual water-energy emissions per household 0.11                           0.09                           0.08                                      
Total 9.44                           7.53                           8.92                                      

Annual Passenger Vehicle Pollutant Emissions by Type, metric tons / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual NOx emissions 13.76                         16.14                         37.16                                   
Annual PM10 emissions 3.49                           4.09                           9.42                                      
Annual PM2.5 emissions 1.48                           1.74                           4.00                                      
Annual SOx emissions 0.29                           0.33                           0.77                                      
Annual CO emissions 131.49                       154.21                       355.19                                 
Annual ROG/VOC emissions 15.97                         18.74                         43.15                                   
Total 166.47                       195.24                       449.70                                 



Livingston Land Use Alternatives Scenarios: Household Costs Report
Annual Residential Water Costs, dollars / year (millions)

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Residential Water Cost 4.32 5.35 7.59

Annual Residential Energy Costs, dollars / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Residential Energy Cost 9.81 12.79 20.60

Annual Passenger Vehicle Costs, dollars / year (millions)
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Transportation Cost 82.05 55.02 121.43

Per Household Annual Auto and Utility Costs, dollars / household / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Annual Passenger Vehicle Costs per Household 16,153.29                  7,688.37                    10,492.42                             
Annual Residential Building Energy Costs per Household 1,931.82                    1,787.47                    1,779.59                               
Annual Residential Water Costs per Household 851.40                        747.38                        655.63                                   
Total 18,936.51                  10,223.23                  12,927.64                             

Per Household Annual Auto Costs by Type, dollars / household / year
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Auto Auto Fuel Costs per Household 3,294.49                    1,568.06                    2,139.95                               
Auto Ownership and Maintenance Costs per Household 12,858.80                  6,120.32                    8,352.48                               
Total 16,153.29                  7,688.37                    10,492.42                             



Livingston Land Use Alternatives Scenarios: Risk and Resilience Report
Housing in Hazard Zones, dwelling units

Base Scenario Alternative 2: Infill Alternative 3: Expansion
Dwelling Units in Special Flood Hazard 
Zones 1.00                           1.00                           124.00                                

Population in Hazard Zones, persons
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Population in Special Flood Hazard 
Zones 3.00                           3.00                           223.00                                

Jobs in Hazard Zones, employees
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Jobs in Special Flood Hazard Zones 17.00                        17.00                        341.00                                

Land Area in Hazard Zones, acres
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Area in Special Flood Hazard Zones 123.00                      123.00                      123.00                                

Canvas Features in Hazard Zones, canvas features
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Canvas Features in Special Flood Hazard 
Zones 7.00                           7.00                           7.00                                     

Housing in Flood Hazard Zones, dwelling units
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Dwelling Units in SFHL Zone A 1.00                           1.00                           124.01                                

Population in Flood Hazard Zones, persons
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Population in SFHL Zone A 3.00                           3.00                           223.18                                

Jobs in Flood Hazard Zones, employees
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Jobs in SFHL Zone A 17.00                        17.00                        341.18                                

Land Area in Flood Hazard Zones, acres
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Area in SFHL Zone A 122.69                      122.69                      122.69                                

Canvas Features in Flood Hazard Zones, canvas features
Base Scenario Alternative 2: Infill Alternative 3: Expansion

Canvas Features in SFHL Zone A 7.00                           7.00                           7.00                                     
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