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Above:
The land use standards for The
Boulevard Plan define the type and
amount of uses allowed. The
Boulevard Plan will allow residential,
commercial, and office uses.

3.1  Development Standards Introduction
Section Three presents the Boulevard’s development standards for land use
(i.e., uses, building heights and setbacks) and circulation (e.g., roadway
improvements). This section builds upon the concepts, goals, and principles
found in Section Two and provides the detailed quantified standards essen-
tial for implementation of the broader vision of this Plan. 

3.1.1 Development Standards
The development standards in Section 3 provide quantitative direction for
public and private investment in the Planning Area. They are measurable
and are meant to establish maximum and minimum requirements.

3.2 Land Use
3.3 Overall Development Standards
3.4 Circulation

3.1.2 Purpose of Development Standards
The Plan works in combination with the Zoning Ordinance to specify devel-
opment standards for the Auburn Boulevard corridor.

3.2 Land Use 
3.2.1  Land Use Diagram and Designations 
The Boulevard Plan uses six residential, commercial, open space, and pub-
lic land use designations to depict the proposed land uses within the Auburn
Boulevard planning area. Each land use designation is defined in terms of
allowable uses and density and intensity standards. The Land Use Diagram,
Figure 3.1, shows the geographic distribution of the land use designations.  

The descriptions of the six land use designations are taken verbatim from
the Citrus Heights General Plan, which is the chief regulatory tool for land
use within the city. The General Plan is a long-term legal document that sets
out the policies and programs for physical development of the community.

The Boulevard Plan focuses primarily on the parcels and commercial uses

SECTION THREE: Development
Standards
Section Three provides the quantitative criteria for new investment identified
by the Boulevard Plan.  It includes development standards intended to supple-
ment the City of Citrus Heights’s Zoning Ordinance with an emphasis on how
development will shape and activate public spaces and streets. In addition to
standards for private development, it provides criteria for public streets. 
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This diagram shows the General Plan land use designations within the Auburn Boulevard Planning Area.

Figure 3.1 Land Use Diagram (fold-out)
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that front Auburn Boulevard. Most of these parcels along the corridor are
designated as General Commercial, which allows for a variety of land uses
including mixed-use, multi-family residential, and service and retail commer-
cial uses. The General Commercial designation is implemented in the
Zoning Ordinance through the Auburn Boulevard Commercial District (see
Figure 3.3).  The other five General Plan designations (Low, Medium, and
High Density Residential, Open Space, and Public) are included in the Plan
Land Use Diagram to show the surrounding land use context. No changes
are proposed within these other land use designations.   

The following are the six General Plan designations that appear on the Land
Use Diagram on Figure 3.1:

General Commercial
This designation provides for retail uses, services, restaurants, professional 
and administrative offices, hotels and motels, mixed-use, multi-family resi-
dences, public and quasi-public uses, and similar and compatible uses. The 
floor area ratio (FAR) for nonresidential uses shall not exceed 0.6. 
Residential densities shall not exceed 20 units per net acre.

Low Density Residential
This designation provides for single family detached homes, secondary resi-
dential units, public and quasi-public uses, and similar and compatible uses.
Residential densities shall be in the range of 1-8 units per net acre. The FAR
for nonresidential uses shall not exceed 0.4.

Medium Density Residential
This designation provides for single family detached and attached homes,

Above:
These residential projects reflect the
range of densities anticipated in the
Auburn Boulevard Planning Area. The
top photo is of a townhouse project
and the bottom photo is of an apart-
ment project.

Residential Intensity
Standards of building intensity for residential uses are stated as the
allowable range of dwelling units per net acre. Net acreage includes all
land (excluding streets and rights-of-way) designated for a particular
residential use, while gross acreage reflects land before streets and
rights-of-way are dedicated. Net acreage is the standard typically used
in zoning and is more applicable for areas that are largely developed.

Non Residential Intensity
Standards of building intensity for non-residential uses such as commer-
cial and industrial development are stated as maximum floor-area ratios
(FARs).  A floor-area ratio is the ratio of the gross building square
footage on a lot to the net square footage of the lot (or parcel).  

For example, on a lot with 10,000 net square feet of land area, an FAR
of 1.00 will allow 10,000 square feet of gross  building floor area to be
built, regardless of the number of stories in the building (e.g., 5,000
square feet per floor on two floors or 10,000 square feet on one floor).
On the same 10,000-square-foot lot, an FAR of 0.50 would allow 5,000
square feet of floor area, and an FAR of 0.25 would allow 2,500 square
feet. 



duplexes, triplexes, fourplexes, multi-family residential units, group quarters,
public and quasi-public uses, and similar and compatible uses. Residential
densities shall be in the range of 9-20 units per net acre. The FAR for non-
residential uses shall not exceed 0.5.

High Density Residential
This designation provides for single family attached homes, multi-family resi-
dential units, group quarters, public and quasi-public uses, and similar and
compatible uses. Residential densities shall be in the range of 21-30 units
per net acre. The FAR for nonresidential uses shall not exceed 0.5.

Public
This designation applies to public and quasi-public facilities such as schools,
hospitals, libraries, government offices, religious places of worship, meeting
halls, and similar and compatible uses. The FAR shall not exceed 0.5.

Open Space
This designation provides for outdoor recreational uses, habitat protection,
agriculture, drainage features, public and quasi-public uses, and other
areas.

Right:
This table compares the existing

General Plan designations with corre-
sponding zoning districts. 

Development Standards

Boulevard Plan Land
Use Designation

Corresponding 
Zoning District

Residential

Low Density Residential (1-8
Units/Acre) Low Density Residential (RD-5, 7)

Medium Density Residential (8-20
Units/Acre)

Medium Density Residential (RD 10,
15, 20), Mobile Home (MH)

High Density Residential (20-30
Units/Acre)

High Density Residential (RD-25,
30)

Non-Residential

General Commercial Auburn Boulevard Commercial
(ABC)

Open Space Recreation (O)

Public Recreation (O)

Figure 3.2 Land Use Designations
page 3-4
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Above:
The top photo has a FAR of 0.30 and a
surface parking lot. The bottom photo
shows a project with a FAR of 0.60 that
requires a parking under the building or
in a structure. The Boulevard Plan
allows a commercial FAR of 0.60.

3.3 Overall Development Standards
The standards described in this Plan are intended to reinforce concepts and
principles outlined in Section Two. The General Commercial (GC) land use
designation, which is the focus of this Plan, is implemented by the Auburn
Boulevard Commercial (ABC) Zoning District (see Figure 3.3). This Plan
describes allowable land uses, heights, and setbacks within the Auburn
Boulevard Commercial (ABC) District.  Development standards for the ABC
District are not included in the Zoning Ordinance.  Instead, the Zoning
Ordinance will contain a reference back to this Plan. Thus, this Plan acts as
an extension of Citrus Height’s Zoning Ordinance. 

The use, height, and setback regulations for the other zoning districts that
implement the other five land use designations are set out in the Citrus
Heights Zoning Ordinance. 

3.3.1 Permitted Land Use
The Boulevard Plan defines four planning districts, each with a different land
use and economic focus. Two of the districts have subdistricts (“centers”).  

Figure 3.4 summarizes permitted uses in each district and subdistrict by land
use designations as follows:

• Gateway District – Gateway Commercial Center (GCC)
• Gateway District – Outside the Gateway Commercial Center (Outside

GCC)
• Rusch Park District – Rusch Park Village Center (RPVC)
• Rusch Park District – Outside the Rusch Park Village Center (Outside

RPVC)
• Lincoln 40 District (L40)
• Sylvan Corners Village Square District (SCVS)

The following describes the permit types in Figure 3.3.

• Permitted Use (P) – Permitted uses are allowed by right without the need
for discretionary review by the Community Development Director,
Planning Commission, or City Council.

• Minor Use Permit (MUP) -- Minor Use Permits are approved or disap-
proved by the Community Development Director. The Community
Development Director may choose to refer any Minor Use Permit applica-
tion to the Planning Commission for hearing and decision.

• Use Permit (UP) – Use Permits require discretionary approval by the
Planning Commission. The Commission shall conduct a public hearing on
an application for a Use Permit prior to a decision on the application.

• Not Permitted (--) Uses not allowed under any condition within the sub-
area or district identified.

• Special Permit (S)  -- Uses requiring special permits (e.g., business sell-
ing alcoholic beverage or itinerant vendors) must follow detailed require-
ments described in the Zoning Ordinance. 

3.3.2 Heights and Setbacks 
The physical form of each district is to reflect land use, social, and image cri-
teria established by the Plan. The setbacks and heights identified by the
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This map identifies the boundary of the new Auburn Boulevard (ABC) districts.

Development Standards

Figure 3.3 Zoning Districts Map (fold-out)
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Plan include “allowable” and “required” standards. The “allowable standards”
specify maximum amounts. For example, buildings in a certain district may
be allowed to be up to two stories tall. The “required standards” specify
exact amounts. For example, a street setback would include an exact front
yard setback to align buildings to create a uniform edge.

Setbacks
Where possible, building setbacks are intended to establish a consistent
walking edge along Auburn Boulevard and connecting side streets, especial-
ly in the Rusch Park and Gateway Districts. The setbacks are established
from the property line locations based on right-of-way width standards identi-
fied in Figures 2.5 and 3.8.

The sidewalk, planter strip, and building setback will provide a combined
dimension of at least 16 feet from the curb to a storefront. Residential proj-
ects are to be set back farther from the road for sound and privacy reasons. 

Transition between new development and existing residential uses requires
setbacks and height standards that protect the visual and audio privacy of
residents. 

Allowable Heights
The allowable building heights for each district reflects their economic func-
tion and community context. The Gateway District is a regional-serving site
with freeway visibility and within a primarily multi-family rather than single-
family context. Therefore, it has a four-story allowable height. The Rusch
Park District is intended to be a mixed-use residential district in a single-fam-
ily context. Allowable heights in this district are higher along Auburn
Boulevard and two stories or three stories along side streets. However, the
allowable height is only two stories where the property abuts existing single-
family residential lots. The Lincoln 40 and Sylvan Corners Village Square
Districts are primarily smaller-scale commercial areas where two-story devel-
opment is allowed.

3.3.3 Standards for Landscaping, Parking, and Signs
General development standards for landscaping, parking, and signs are set
out in Chapters 106.34, 106.36, and 106.38 in the City’s Zoning Ordinance.
Development within the ABC District shall comply with these standards,
except where they are modified/superseded by the provisions of this Specific
Plan.





Accessory retail uses P P P P P P

Alcoholic beverage sales S S S S S S

Artisan shop P P P P P P

Bar/Tavern/Brew Pub S S S S S S

Building/landscape materials sales - MUP - MUP MUP MUP

Construction and heavy equipment sales and rental - - - UP P -

Convenience store S S S S S S

Drive-through retail UP UP UP UP UP **UP

Drug store, pharmacy P P P P P P

Firearm sales, gunsmithing - - - - UP -

Fuel dealer (propane, etc.) - - - - - -

Furniture, furnishings and appliance store P P P P P P

General retail P P P P P P

Groceries, specialty foods P P P P P P

Itinerant vendor S S S S S S

Mixed Use Project S S S S S S

Night club UP UP UP UP UP UP

Office-supporting retail P P P P P P

Outdoor displays and sales MUP MUP MUP MUP P MUP

Public action, flea market - - - - - -

Restaurant, café, coffee shop P P P P P P

Retail complex P P P P P P

Smoking paraphernalia establishment - - - - - -

Vending machines P P P P P P

Warehouse retail - - - - UP UP

Wood yard (firewood sales) - - - - - -

ATM-Outdoor MUP MUP MUP MUP MUP MUP

ATM- Within a building P P P P P P

Bank, financial services P P P P P P

Business support services P P P P P P

Medical services- Doctor office, clinic, or urgent care P P P P P P

Medical services-Extended Care UP UP UP UP UP UP

Medical services-Hospital - - - - - -

Medical services-Laboratory - P - P P P

Medical services-Medical cannabis dispensary - - - - - -

Medical services-Substance abuse treatment clinic - - - - - -

Office P P P P P P



Adult day care P P P P P P

Catering service P P P P P P

Car wash - - - - UP UP

Child day care center MUP MUP MUP MUP MUP MUP

Drive-through service - MUP - MUP MUP MUP

Equipment rental-Outdoor - - - UP UP -

Equipment rental-Indoor - - - UP UP -

Kennel, animal boarding - - - - UP -

Lodging-Bed & breakfast inn (B&B) P P P P P P

Lodging-Hotel or motel MUP UP UP UP UP UP

Massage Therapy P P P P P P

Maintenance service-Client site services - - - P P -

Mortuary, funeral home - UP - UP UP UP

Personal services P P P P P P

Personal services-Restricted - - - - - -

Public facilities P P P P P P

Repair service-Equipment, large appliances, etc. - - - - UP -

Veterinary clinic, animal hospital UP UP UP UP UP UP

Auto parts sales with no installation services P P P P P P

Auto/vehicle sales and rental *** *** *** *** UP*** ***

Auto/vehicle sales, wholesale-2 cars or less at any time - P - P P P

Auto/vehicle sales, wholesale-3 or more cars, other vehicles - - - - - -

Mobile Home, boat, or RV sales *** *** *** *** UP*** ***

Service Station - UP - UP UP UP

Vehicle services- Major repair/body work *** *** *** *** UP*** ***

Vehicle services- Minor maintenance/repair *** *** *** *** MUP*** UP***

** Only one stand-alone drive through retail use allowed within the Sylvan Corners Village Square District
*** No new Vehicle Sales and Rental or Repair uses are permitted on sites without a history of those uses (with the exception of the Lincoln 40 and Sylvan 
Corners Village Square District with a UP or MUP). Sites that can demonstrate they have historically been used for Vehicle Sales, Repair, or Rental are permitted 
to resume a form of automotive based use if the applicant demonstrates the historic use of the property through one of the following means: 
1. Existing Roll Up Garage/Service Doors.  2. Existing Automotive Lifts      3. Existing Display Areas for Vehicle Sales     
4.      Historical Photos/Aerial Images   5.  A previous Business License for a related use

Ambulance, taxi and specialized transportation dispatch 
facility

- - - - -

Broadcasting studio UP UP UP UP UP UP

Freight Terminal - - - - - -

Parking facility, public or commercial, surface UP UP UP UP UP UP

Parking facility, public or commercial, structured UP UP UP UP UP UP

Pipeline, utility transmission or distribution line UP UP UP UP UP UP

Telecommunications facility S S S S S S

Transit station or terminal MUP MUP MUP MUP MUP MUP

Utility facility UP UP UP UP UP UP

Utility infrastructure P P P P P P

Vehicle storage - - - - - -
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Setbacks
Gateway District Rusch Park District

Lincoln 40
District

Sylvan
Corners

Gateway Commercial
Center

Outside Gateway
Commercial Center

Rusch Park Village
Center

Outside Rusch Park
Village Center

Auburn
Boulevard
Frontage

4 stories
50’

3 stories
40’

3 stories
40’

3 stories
40’

2 stories
30’

2 stories
30’

Side Street
Frontage

3 stories
40’

2 stories
30’

3 stories
40’

2 stories
30’

2 stories
30’

2 stories
30’

Transition to
Existing

Residential

3 stories
40’

2 stories
30’

2 stories
30’

2 stories
30’

2 stories
30’

2 stories
30’

Maximum
Floor Area
Ratio (FAR)

Commercial 
0.60

Residential 
0.50

Commercial 
0.60

Residential 
0.50

Commercial
0.60

Residential
0.50

Commercial
0.60

Residential 
0.50

Commercial
0.60

Residential 
0.50

Commercial
0.60

Residential 
0.50

Setbacks
Gateway District Rusch Park District

Lincoln 40
District

Sylvan
CornersGateway Commercial

Center
Outside Gateway

Commercial Center
Rusch Park Village

Center
Outside Rusch Park

Village Center

Auburn
Boulevard
Frontage

5’ setback for
commercial and
residential
mixed-use, 20’
setback for resi-
dential uses 

5’ setback for
commercial and
residential
mixed-use, 20’
setback for resi-
dential uses 

5’ setback for
commercial and
residential
mixed-use, 20’
setback for res-
idential uses 

5’ setback for
commercial and
residential
mixed-use, 20’
setback for resi-
dential uses 

5’-15’ setback
for commercial 

5’ setback for
commercial 

Side Street
Frontage

5’ setback for
commercial and
residential
mixed-use, 20’
setback for resi-
dential uses 

5’ setback for
commercial and
residential
mixed-use, 20’
setback for resi-
dential uses 

5’ setback for
commercial and
residential
mixed-use, 20’
setback for res-
idential uses 

5’ setback for
commercial and
residential
mixed-use, 20’
setback for resi-
dential uses 

5’-15’ setback
for commercial 

5’ setback for
commercial 

Transition to
Existing

Residential

20’ setback mini-
mum for com-
mercial and resi-
dential uses

1 story–10’
2 story–15’

setback mini-
mum for com-

mercial and resi-
dential uses

(1)

20’ setback
minimum for
commercial and
residential uses

1 story–10’
2 story–15’

setback mini-
mum for com-

mercial and res-
idential uses

(1)

20’ setback min-
imum 

(1)

20’ setback min-
imum 

(1)

Notes:
(1) Setback only required when adjacent to residential or open space zone.

Figure 3.6: Allowable Heights and FAR

Figure 3.5: Building Setbacks
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Above:
These site sections illustrate allowable building heights in the Gateway Commercial
Center and Rusch Park Village Center areas. Note how the buildings step down in
height when adjacent to existing residential uses.

Above:
These site sections illustrate rear yard setbacks transitions to single-family lots for
general conditions (top) and for the Gateway Commercial Center and Rusch Park
Village Center areas (bottom).
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3.4  Circulation

3.4.1  Circulation Diagram
This Plan seeks to improve pedestrian/motorist safety by limiting left-turn
movements, reducing the number of driveways, and creating a better bal-
ance among transportation modes (i.e., automobiles, transit, bicyclists, and
pedestrians), while allowing for future growth in the area. The City’s most
important policy tool for ensuring that roadways are properly upgraded and
maintained is the roadway classification system and its associated stan-
dards.  This section describes the street and roadway system, as defined by
the General Plan, and improvements proposed to the system.  

Roadways serve two functions: to provide mobility and property access.
High and constant speeds are desirable for mobility, while low speeds are
more desirable for property access and pedestrian safety, particularly in resi-
dential areas. A functional classification system provides for specialization in
meeting the access and mobility requirements of the development permitted
under the General Plan. Local streets emphasize property access; arterials
emphasize high mobility for through traffic; and collectors attempt to achieve
a balance between both functions. The hierarchy of the functional classifica-
tions within the Auburn Boulevard corridor consists of arterials, collectors,
and local residential streets as described in Figure 3.7.

Arterials
The Boulevard Plan Planning Area contains four arterial roadways: Auburn
Boulevard, Sylvan Road, Old Auburn Road, and Antelope Road. All four of
these arterials are moderate-speed (i.e., 40 to 45 mph) through streets that
provide intra-community travel and access to the countywide highway sys-
tem. The four arterials are five-lane roads (four travel lanes and one central
turning lane) and have a capacity of 20,000 – 35,000 average daily trips.   

Collectors
Collectors emphasize a balance between mobility and access. Collector
streets provide relatively low speed travel within and between neighbor-
hoods and are intended to transfer traffic from local residential streets to an
arterial. A collector street is designed to better accommodate bicycle and
pedestrian activity than arterials while still serving the needs of the motoring
public.  The Planning Area has two collector streets: Twin Oaks Avenue and
Rollingwood Boulevard.

Local Streets
The primary purpose of local streets is to provide property access. Local
streets provide one lane in each direction for motorized and bicycle traffic. A
majority of the existing local streets along Auburn Boulevard are public; how-
ever, there are eight private streets on the east side of Auburn Boulevard
and one private street on the west side.
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3.4.2  Roadway Standards
The roadway standards for Auburn Boulevard vary along the 1.75-mile corri-
dor. Figure 3.8 shows three different roadway standards along Auburn
Boulevard ranging from 88 to 100 feet. The Boulevard is widest (100’ right-
of-way) within the Gateway Commercial Center and the Rusch Park Village
Center. These segments have a six-foot sidewalk and six foot landscaping
strip on both the east and west sides of the Boulevard. The roadway stan-
dards adjacent to Sylvan Cemetery and the northern part of the middle
school property are the narrowest at 88 feet and include a five-foot sidewalk
on the west side of the Boulevard and six-foot sidewalk and five-foot plant-
ing strip on the east side. The rest of the Boulevard has a right-of-way of 94
feet with six-foot sidewalks and a five-foot planting strip on both sides of the
Boulevard.

3.4.3  Roadway Improvement Standards
The Boulevard Plan proposes several roadway improvements to improve
motorist and pedestrian safety, improve level of service, and make the corri-
dor more desirable and attractive to shop, work, and live. A key focus of this
plan is to minimize the roadway improvement’s impact on property and busi-
ness owners along the corridor. The following are the City’s qualitative and
quantitative roadway improvement standards for Auburn Boulevard:

Turning Movements
Eliminating Auburn Boulevard’s central “suicide lane” is a major priority for
the City due to the high number of accidents, some fatal, that have occurred
as a result of left turns from this lane. Establishing landscaped central medi-
ans with left-turn lanes and u-turn opportunities will significantly enhance
traffic safety for both motorist and pedestrians but will limit left-turn access to
some businesses. The Boulevard Plan includes the following set of criteria
for determining the location of left-turn pockets and u-turn opportunities. The
Boulevard Plan ensures that left-turn lanes and u-turn opportunities are
spaced at reasonable intervals to allow reasonable access to businesses
while achieving safety objectives. Figures A.6.1 through A. 6.6 in Appendix 6
show the conceptual access control and median treatments for the following
six segments: 1) between city limits and Twin Oaks Avenue; 2) between
Twin Oaks Avenue and Rollingwood Boulevard; 3) between Rollingwood
Boulevard and Rusch Park entrance; 4) between Rollingwood Boulevard
and Sycamore Drive; 5) between Sycamore Drive and Carlton Lane; and 6)
between Carlton Lane and Old Auburn Boulevard. The City shall implement
the following standards:

U-Turn Movements
• Permit u-turn movements at all signalized intersections and at the Rusch

Park entrance.
• Provide a maximum spacing of approximately 1,200 feet from signalized

intersections for u-turns at unsignalized locations
• Provide a minimum spacing of approximately 650 feet from signalized

intersections or at key locations, such as Rusch Park, for turns at
unsignalized locations.
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Above:
Auburn Boulevard is a busy four-lane
street with a “suicide” turn lane. The
circulation standards establish new
traffic access controls and roadway
dimensions that will reduce conflicts
between turning and merging cars,
pedestrians, and bicycles.

Benefits of Limiting Left Turn
Movements:
• Increases pedestrian safety
• Decreases pedestrian/vehicle

conflicts
• Improves level of service along

Auburn Boulevard 

• Permit u-turn movements at gull-wing median locations, except where
right-of-way constraints exist (e.g., along the frontage of the cemetery).

Left-Turn Movements
• Provide left-turn lane pockets with a minimum 150 feet of vehicle storage.
• Provide left-turn lanes serving inbound traffic at the cemetery and Rusch

Park with 200 to 250 feet of vehicle storage.
• Maintain left-turn movements from Auburn Boulevard onto cross streets at

public streets that provide access to Mariposa Avenue (or beyond) to the
east. Left-turn movements also should be maintained for cross-streets
providing access to the west of Auburn Boulevard.

• Eliminate left-turn access at private streets.
• Limit left-turns out from cross-street onto Auburn Boulevard if the cross

street is within approximately 650 feet of a signalized intersection.

Driveway/Curb Cut Consolidation
Auburn Boulevard has 120 driveways (aka., curb cuts) along the 1.75-mile
Specific Plan corridor or 32 driveways per mile (on one side of the street) –
one of the highest frequencies for an arterial road in the region. The high
frequency of driveways inhibits traffic flow and creates significant safety con-
cerns for both motorists and pedestrians. The Boulevard Plan proposes to
reduce the number of driveways by consolidating them in a manner that
improves vehicular movement across parcels and increases the number of
parking spaces. Reducing the number of driveways will limit access to some
businesses; however, it is necessary to maintain safe conditions for motorist
and pedestrians.  The City’s goal is to achieve a frequency of 15 to 20 drive-
ways per mile (on one side of the Boulevard), similar to comparable corri-
dors in the region including Howe Avenue and Arden Way. The City shall
implement the following standards:

• Where appropriate, consolidate driveways and provide cross-parcel
access.

• Require a minimum driveway spacing of 150 feet for driveways on same
property.

• Allow only one driveway on Auburn Boulevard for parcels 150 feet wide or
less.

• Allow a second driveway for parcels greater than 150 feet wide.
• For second driveway access on corner lots, require that the second drive-

way be on the side street. On mid-block lots, require driveways to be
spaced a minimum of 100 feet apart (175 to 200 feet desired spacing if
parcel size allows).

• Allow only one driveway within 150 feet of Auburn Boulevard to be provid-
ed on side streets. For larger commercial parcels, require a 400-foot
driveway spacing.

Pedestrian Access, Safety, and Comfort
The Boulevard Plan places a heavy emphasis on pedestrian comfort and
safety. The Boulevard Plan calls for the expansion of the Auburn Boulevard
right of way to allow for wider sidewalks, bike lanes, and planting strips. In
certain locations, the City will need to acquire several feet of private property
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Figure 3.7: Circulation Diagram

Right:
This diagram

identifies road-
way types that

relate to
dimensional
criteria. The

Plan identifies
four types of

streets. 
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Above:
Auburn Boulevard has more curb cuts
than typically allowed for such a trans-
portation facility. The standards provide
for consolidation of curb cuts to make
the road safer.

88’ ROW

Adjacent to Sylvan Cemetery

Base Roadway Standard

Roadway Standard for Rusch Park and Gateway Districts

94’ ROW

5’

6’

6’ 6’ 6’ 6’

5’ 5’ 6’72’

76’

5’ 5’73’

100’ ROW

Figure 3.8: Street Cross Sections

Left:
These street sections show the three
dimensional standards for Auburn
Boulevard. These variations reflect
constraints and opportunities to widen
the right-of-way to provide additional
space for streetscaping.

to improve the right-of-way. Figures A.6.1 through A. 6.6 in Appendix 6 show
how far the expanded right of way overlaps properties along the entire
Boulevard corridor. Additionally, the Plan builds on the principle that Auburn
Boulevard should be a destination and not a regional bypass for Interstate
80. The Plan gives priority to trips that begin and end within the Planning
Area over regional, through traffic. The City will implement the following
standards to improve pedestrian and bicyclist access, safety, and comfort:

• Maintain a right-of-way width of 100 feet at Rusch Park Village Center
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and Gateway Commercial Center, 94 feet along the majority of Auburn
Blvd, and 88 feet along the cemetery frontage and between Sandalwood
Drive and Auburn Oaks Court.

• Provide four-legged crosswalks at four-way signalized intersections (i.e.,
at Twin Oaks Avenue and potentially Grand Oaks Boulevard and
Rollingwood Drive should they be aligned with Cedar Drive and Walnut
Drive, respectively).

• Provide crosswalks on at least two legs at signalized three-way intersec-
tions (i.e. Grand Oaks Boulevard.).

• Synchronize traffic signals along Auburn Boulevard to facilitate travel at 35
mph north of Antelope Road to limit use of Auburn Boulevard as a thor-
oughfare and increase vehicle and pedestrian safety overall.

Linking Auburn Boulevard and Adjacent Residential Neighborhoods
One of the objectives of The Boulevard Plan is to create strong links
between the existing and new business activity along Auburn Boulevard and
the surrounding existing residential neighborhoods. The mix of new uses
and the new urban design and streetscape improvements should induce
more use of the Boulevard (e.g., retail uses, restaurants, cafes) by neighbor-
hood residents. At the same time, the physical interface between commer-
cial uses along Auburn Boulevard and the adjacent residential development
needs to be designed to minimize nuisance issues. The City will implement
the following standards to link Auburn Boulevard and adjacent residential
neighborhoods:

• Require frontage improvements on all public and private streets.
• Extend frontage improvements (sidewalk) one parcel deep on side streets

or a maximum of 150 feet from Auburn Blvd. (on both sides of Auburn
Boulevard).

Enhanced Bus Stops
The Auburn Boulevard corridor provides many convenient transit facilities
and services including five bus routes, 18 bus stops, and three bus turnouts.
The Boulevard Plan seeks to build upon the existing system by providing
enhanced bus stops, which include a bus shelter next to a bus turn-out.  Bus
turn-outs allow transit vehicles to load/unload passengers while minimizing
impacts to the flow of traffic in the adjacent travel lane, while bus shelters
protect transit riders from the elements. Placing enhanced bus stops at the
Gateway Commercial Center and Rusch Park Village Center will improve
transit ridership due to the concentration of new residents and employees in
and around those areas.

• Upgrade all existing bus tops to enhanced bus stops, which includes a
shelter and bus turn-out. 

• Require future turn-outs to be located at least 80 feet after an intersection.
• Require bus turn-outs to be five feet wide and 125 feet long.
• Require bus pads to be seven feet by 28 feet
• Provide a bus shelter for the existing bus turn-out north of Auburn Oaks

Court on the west side of Auburn Boulevard.
• Maintain existing bus turnouts and widen shoulders to eight feet at pro-

posed bus turnout locations (e.g., Rusch Park).

Benefits of Pedestrian Improvements:
• Improves pedestrian safety
• Decreases pedestrian/vehicle con-

flicts
• Increases on-site parking
• Creates shared handicapped park-

ing opportunities
• Creates shared cross parcel access

Benefits of Wider ROW:
• Increases pedestrian and bicy-

clist access and comfort
• Decreases pedestrian/vehicle

conflicts
• Improves aesthetics from street

trees and landscaping

Benefits of Better Neighborhood
Connections:
• Reduces reliance on automobile

trips
• Increases pedestrian safety and

comfort
• Enhances community identity
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Above:
As a multi-modal corridor, the
Boulevard Plan includes incentives for
using transit. Parking for commercial
and residential uses can be reduced if
a demand reduction program is institut-
ed for the development.

Benefits of Bus Turn-outs:
• Reduces bus and automobile

conflicts
• Provides more comfort and safe-

ty for transit riders
• Increases transit ridership

• Provide enhanced bus turnouts and bus shelters at the major trip genera-
tors (i.e., the proposed Gateway Commercial Center and Rusch Park
Village Center).

Parking
One of the objectives of The Boulevard Plan is to change the relationship
between transportation patterns and development standards along the
Auburn Boulevard corridor. Requiring high amounts of on-site parking can
result in excessive paving, increase housing and development costs, and
produce an oversupply of parking spaces that can go unused for much of
the year. The parking standards in this Plan allow for greater flexibility in the
provision of parking and reduce the negative impacts of excessive parking.
Where this Plan is silent, the parking standards in the Citrus Heights Zoning
Ordinance shall apply.

• Allow a 15 percent reduction in parking standards for uses that pro-
vide transit support facilities such as bike lockers, shower facilities, etc.

• Allow a parking reduction of 5 percent for uses that are located within 1,320
linear feet of a transit stop.

• Allow a parking reduction of 5 percent for uses that are active in nature: 
- Uses that provide outdoor dining and seating
- Uses that provide pedestrian oriented storefront windows fronting Auburn    
  Boulevard
- Uses that provide an attractive outdoor display based on guidance from 
  the City's retail assistance program

• Allow off-site parking subject to the following criteria:

- The off-site parking is located less than 1,320 Linear Feet from the 
  proposed use on the same side of the Boulevard as the intended user.

- The off-site parking is located less than 1,320 Linear Feet from the 
  proposed use on the opposite side of the Boulevard with a legal 
  pedestrian crossing located within 300 LF from the intended user.

• Allow on-street parking on the side street fronting the applicant's parcel to
be counted towards minimum parking requirements.

• Provide opportunities for shared-use parking agreements between
adjacent parcels when cross access easements are used and
driveways are closed or when office buildings are located adjacent to
entertainment-oriented uses (e.g., cinema, restaurants). Allow with a
minor use permit, a parking reduction of 25 percent to reflect uses that
have complementary demand patterns.
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