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This memorandum summarizes local demographic trends and conditions as 
background for the preparation of the Vacaville General Plan Update.  The 
analysis utilizes data from the 2007-2014 Vacaville Housing Element, 2000 
Census, Association of Bay Area Governments (ABAG), California Depart-
ment of Finance, and Claritas, a private demographic data vendor.  This sec-
tion compares the City of Vacaville against trends in the nine-county Bay 
Area region, which provides a larger reference area.  
  
Additional discussion of implications related to population, employment, and 
housing conditions and trends is provided in separate background papers on 
revitalization of retail centers, downtown housing opportunities, and regional 
competitiveness.  
 
 
A. Existing Conditions 

All references to Vacaville within this section refer to the area inside the city 
limit, unless otherwise noted.   
 
As shown in Table 1, approximately 96,450 residents lived in Vacaville in 
2009, representing an 8.8 percent population increase since 2000.  With an 8.7 
percent increase for the same time period, the Bay Area’s population growth 
rate was only slightly slower than Vacaville’s.  In contrast, the number of 
households grew at a significantly faster rate in Vacaville than the Bay Area.  
Whereas the number of Vacaville households increased by 14.3 percent, the 
number of Bay Area households grew by only 7.7 percent.  Consequently, 
Vacaville’s average household size decreased slightly over the time period, 
while the Bay Area’s household size increased slightly.  As a result, the aver-
age household sizes were similar by 2009.  The average Vacaville household 
contained 2.74 persons in 2009, while the average Bay Area household had 
2.72 persons. 
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TABLE 1 POPULATION AND HOUSEHOLD TRENDS, 2000-2009 

 2000 
2009  
(Est.) 

% Change 
2000-2009 

Vacaville    

Populationa 88,625  96,450 8.8% 

Householdsa 28,105  32,129 14.3% 

Average Household Sizea 2.83 2.74  

Household Type    

 Families 74.6% 74.5%  

 Non-Families 25.4% 25.5%  

Tenure    

 Owner 66.7% 66.7%  

   Renter 33.3% 33.3%  

Bay Areab    

Populationa   6,783,760  7,375,678  8.7% 

Householdsa 2,466,019  2,656,487  7.7% 

Average Household Sizea 2.69 2.72  

Household Type    

 Families 64.7% 64.8%  

 Non-Families 35.3% 35.2%  

Tenure    

 Owner 57.7% 57.8%  

 Renter 42.3% 42.2%  
a  Population, household, and average household size data provided by the California Department 
of Finance. 
b  Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and 
Sonoma counties. 
Sources: California Department of Finance, 2009; Claritas, 2009; Bay Area Economics (BAE), 
2010. 
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The City of Vacaville contains a higher proportion of family households 
(about 75 percent) compared to the Bay Area region (about 65 percent).  Ta-
ble 2 provides additional information on household type in these areas.  In 
line with the household profiles discussed above, Vacaville has a higher per-
centage of households with children and a lower proportion of single-person 
households than the region as a whole. 
 
TABLE 2 FAMILY CHARACTERISTICS, VACAVILLE 2009 

Household Type 
Vacaville  

Percent of Total 
Bay Area a  

Percent of Total 

One-Person Household 19.4% 25.6% 

Male Householder 8.6% 11.6% 

Female Householder 10.8% 14.0% 

Two or More Person Household 80.6% 74.4% 

Family Households: 74.5% 64.8% 

Married-Couple Family: 57.0% 49.5% 

With Own Children Under 18 Years 30.0% 23.9% 

Other Family: 17.5% 15.3% 

Male Householder, No Wife  
Present: 

5.1% 4.5% 

 With Own Children Under 18 
Years 

3.3% 2.0% 

Female Householder, No Husband 
Present: 

12.4% 10.8% 

With Own Children Under 18 
Years 

8.4% 5.7% 

Non-Family Households: 6.1% 9.6% 

Male Householder 3.6% 5.5% 

Female Householder 2.5% 4.1% 
a Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and So-
noma Counties. 
Sources: Claritas, 2009; BAE, 2010.  

Compared to the Bay Area as a 

whole, Vacaville has significantly 
higher proportions of family 
households and homeowners, 
and a lower proportion of the 

population is aged 55 or over. 
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1. Tenure 
Vacaville is characterized by a higher homeownership rate than the surround-
ing Bay Area.  Approximately 67 percent of Vacaville households owned 
their own home in 2009, compared to the Bay Area’s homeownership rate of 
approximately 58 percent.   
 
2. Age Distribution 
Table 3 presents the age distribution of residents in the Vacaville and the Bay 
Area.  As shown, the median age in Vacaville is 35.7 years, slightly younger 
than the Bay Area’s 38.6 median age.  The Bay Area’s older median age may 
be attributed to the larger proportion of Baby Boomers in the 55 to 74 years 
old age group. 
 
3. Household Income 
On average, Vacaville households have slightly lower incomes than Bay Area 
households.  As shown in Table 4, the 2009 median household income in 
Vacaville was approximately $73,100, falling slightly short of the Bay Area 
median household income of approximately $76,900.  However, Vacaville’s 
concentration of incomes in the middle of this range contrasts with the Bay 
Area’s greater share of both higher and lower incomes.  Whereas 50 percent 
of Vacaville households had annual incomes between $35,000 and $100,000 in 
2009, only 42 percent of Bay Area households fell within this income bracket. 
 
4. Race and Ethnicity 
Although Vacaville and the Bay Area contain similar proportions of Latino 
residents (22 percent in 2009), these areas contain slightly different racial 
make-ups (Table 5).  In Vacaville, White residents and African American resi-
dents make up a greater share of the total population, 56 percent and 11 per-
cent, respectively.  Notably, Asians represent a much smaller proportion of 
Vacaville’s population (5 percent) than the Bay Area’s population (22 per-
cent).   
 

Vacaville’s higher concentration of 
2009 household incomes in the 

range between $35,000 and 
$100,000 contrasts with the Bay 
Area’s greater share of both 
higher and lower income 
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TABLE 3 AGE DISTRIBUTION, 2009 

Vacaville  Bay Areaa 

Age Cohort Number Percent  Number Percent 

Under 15   18,074  19.2%    1,324,069  18.6% 

15 to 17     4,378  4.7%       279,852  3.9% 

18 to 20     3,770  4.0%       266,623  3.7% 

21 to 24     5,835  6.2%       355,722  5.0% 

25 to 34   14,005  14.9%       948,546  13.3% 

35 to 44   14,415  15.3%    1,109,655  15.6% 

45 to 54   14,215  15.1%    1,110,899  15.6% 

55 to 64     9,787  10.4%       851,773  12.0% 

65 to 74     5,081  5.4%       467,298  6.6% 

75 to 84     3,233  3.4%       280,110  3.9% 

85 and over     1,169  1.2%       130,401  1.8% 

Total   93,962  100.0%   7,124,948  100.0% 

Median Age 35.7  38.6 

Note: The numbers may not add up to the total value due to rounding. 
a Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and So-
noma Counties. 
Sources:  Claritas, 2009; BAE 2010. 
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TABLE 4 HOUSEHOLD INCOME DISTRIBUTION, 2009 

Vacaville  Bay Areaa 

Household Income Number Percent  Number Percent 
Less than $15,000 1,579 5.3%  200,316 7.8% 

$15,000 to $24,999 1,790 6.0%  157,955 6.2% 

$25,000 to $34,999 2,329 7.8%  170,507 6.7% 

$35,000 to $49,999 3,581 12.0%  280,140 11.0% 

$50,000 to $74,999 6,080 20.4%  441,843 17.3% 

$75,000 to $99,999 5,211 17.5%  362,747 14.2% 

$100,000 to $149,999 5,988 20.1%  481,429 18.8% 

$150,000 to $249,000 2,791 9.4%  315,165 12.3% 

$250,000 to $499,999 415 1.4%  95,721 3.7% 

$500,000 and over 81 0.3%  49,722 1.9% 

Total 29,845 100.0%  2,555,545 100.0% 

Median Household Income $73,076  $76,862 

Note: The numbers may not add up to the total value due to rounding. 
a Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and So-
noma Counties. 
Sources:  Claritas, 2009; BAE 2010. 

5. Vacaville Commute Patterns 
The 2000 Census is the most recent data available on commute patterns in the 
City of Vacaville.  Of the approximately 23,100 people who work in Vaca-
ville, the 13,150 who live in Vacaville make up 57 percent.  The remaining 
approximately 9,950 workers (43 percent) commute into Vacaville from other 
locations for work.  The highest percentages of in-commuters come from the 
cities of Fairfield (close to 12 percent of total workers), Vallejo (3.5 percent), 
and Dixon (3.4 percent) (Table 6).   
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TABLE 5 RACE AND ETHNICITY, VACAVILLE 2009 

Vacaville  Bay Areaa 

Race and Ethnicity Number Percent  Number Percent 

Non-Hispanic 73,538 78.3%  5,537,429 77.7% 

White 53,047 56.5%  3,151,392 44.2% 

Black or African American 10,368 11.0%  472,543 6.6% 

American Indian and Alaska 
Native 

628 0.7%  24,112 0.3% 

Asian 4,713 5.0%  1,571,130 22.1% 

Native Hawaiian and Other 
Pacific Islander 

415 0.4%  36,101 0.5% 

Other Race 162 0.2%  18,642 0.3% 

Two or More Races 4,205 4.5%  263,509 3.7% 

Latino/Hispanic 20,424 21.7%  1,587,519 22.3% 

Total Population 93,962 100.0%  7,124,948 100.0% 
a Alameda, Contra Costa, Marin, Napa, San Francisco, San Mateo, Santa Clara, Solano, and So-
noma Counties. 
Sources:  Claritas, 2009; BAE 2010. 

About 38,360 Vacaville residents were employed in 2000.  Of those, around 
13,150 (34 percent of total employed residents) worked in Vacaville.  The re-
maining 66 percent of employed residents commuted out of Vacaville for 
work.  Most Vacaville residents who commute elsewhere for work commute 
to Fairfield (about 23 percent of total residents), Vallejo (around 4 percent of 
total residents), and Benicia (close to 3 percent of total residents).  
 
 
 
 
 

Of the 38,360 employed 
Vacaville residents in 2000, 

around 13,150 worked in 
Vacaville and the remaining 
employed residents commuted 
out of Vacaville for work, mainly 

to Fairfield, Vallejo, and Benicia. 
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6. Composition of Housing Stock 
A total of about 32,800 residential units are located in Vacaville, including 
approximately 24,000 single-family detached and attached units (73 percent of 
total units), 7,500 multi-family units (23 percent of total units), and around 
1,300 mobile homes (4 percent of total units).  The Bay Area as a whole has a 
lower percentage of single-family detached and attached units (62 percent of 
total units), and a higher percentage of multi-family units (26 percent of total 
units), and a lower percentage of mobile homes, at just over 2 percent.  The 
vacancy rates for both Vacaville and the Bay Area are low, hovering around 3 
percent for the latter, and around 2 percent for the former (Table 7).   
 
The City of Vacaville issued building permits for about 4,450 residential units 
between 2000 and 2009, close to a 15 percent increase from the number of 
units existing in 2000.  As shown in Table 8 and Figure 1, most of the new 
permitted units were either single-family units (about 2,970) or units in multi-
family structures with five or more units (about 1,450 units).1 

Figure 1 Building Permits Issued by Unit Type, 2000-2009  

                                                         
1 The U.S. Census Bureau Building Permit statistics includes the 228 permits 

issued for the Discovery Homes apartment complex.  The project was not built and 
the permits have since expired.   
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The annual permitting of single-family housing units in Vacaville peaked in 
2000, with 529 units.  Residential development continued, albeit at a slightly 
lower level, through 2009, when 304 single-family units were permitted.  In 
January and February of 2010, the two most recent months for which data 
were available, Vacaville permitted 44 units.   
 
From 2000 to 2009, Vacaville issued building permits for a small number of 
two-, three-, and four-unit multi-family structures.  Meanwhile, the permits 
issued for multi-family structures containing five or more units rose to the 
highest point (460 units permitted) in 2002.  Permits for 60 units or less were 
issued from 2003 through 2007, but in 2008, Vacaville issued 228 permits for 
an apartment complex.  However, due to the state of the economy, the 
apartments were not constructed, and the permits have expired.  From 2009 
and through February 2010, there were no new multi-family building permits 
in Vacaville.   
 
Over the past 10 years, 67 percent of total permits were issued for single-
family homes, while 33 percent of total permits were issued for multi-family 
housing.  This distribution is slightly different from the distribution of exist-
ing units in Vacaville, shown in Table 8, which showed that 73 percent of 
total existing units are single-family, and 27 percent are multi-family, suggest-
ing a slight trend towards an increased proportion of multi-family housing 
units since 2000. 
 
 
B. Population and Household Projections 

ABAG provides population and household growth projections based on a 
combination of market and demographic trends, near-term available land to 
accommodate growth, and local policies that promote more compact infill 
development.  Based on ABAG’s 2009 projections, Vacaville is projected to 
grow at a slower rate than the Bay Area region between 2010 and 2030.  
ABAG expects Vacaville’s population to increase by 9 percent, to 109,000 
residents (Table 9).  In comparison, ABAG projects that the Bay Area popula-
tion will increase by 19 percent between 2010 and 2030. 

ABAG projects Vacaville’s 
population will grow at a slower 

rate than in the past decade, 
averaging 0.5 percent per year 
for next 20 years; however, with 
a large supply of land available 

for residential development, 
Vacaville’s growth may exceed 
the ABAG projections. 
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The lower growth rates projected for Vacaville are due to ABAG assumptions 
that new development will be directed to communities supported by transit 
versus outlying communities that have land available to accommodate long-
term growth.  ABAG’s projections for population and household growth 
differ from the actual historic growth rates for Vacaville.  Vacaville has an 
ample supply of land available for housing development and, therefore, is 
likely to continue to be a source of relatively affordable housing for the Bay 
Area.  For this reason, Vacaville’s long-term residential growth rate may well 
exceed ABAG’s current projections.   
 
 
C. Regulatory Framework 

This section summarizes existing local and State laws and policies pertaining 
to housing in Vacaville.   
 
1. Regional Housing Needs Allocation   
The California Department of Housing and Community Development 
(HCD) identifies the supply of housing necessary to meet the existing and 
projected growth in population and households in the State, and passes a por-
tion along to each of the State’s 38 Councils of Governments (COG).  As the 
local COG, ABAG receives a Regional Housing Needs Allocation (RHNA) 
from HCD that specifies the number of units, by affordability level, that need 
to be accommodated within the nine-county Bay Area during the Housing 
Element planning period, or cycle.  ABAG is then responsible for calculating 
specific RHNAs for Vacaville and other jurisdictions, with input from the 
jurisdictions.   
 
The RHNA for the City of Vacaville for the current 2007 to 2014 planning 
period includes a total of 2,901 units, and the Vacaville 2007-2014 Housing 
Element accommodates this need.2 
 

                                                         
2 City of Vacaville, 2010, Vacaville 2007-2014 Housing Element. 
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2. Vacaville 2007-2014 Housing Element 
The most recent Vacaville Housing Element was adopted on April 27, 2010 
and HCD has certified that it meets State requirements.  The 2007-2014 Hous-
ing Element includes a housing needs assessment that identifies current and 
projected housing needs, as well as policies to accommodate housing devel-
opment that will be to affordable to a range of household types and income 
ranges. 
 
 
D. Conclusions 

Vacaville’s population grew by a 0.9 percent average annual growth rate from 
2000 to 2009.  As shown in Table 9, ABAG projects Vacaville’s population 
will grow at a slower rate, averaging 0.5 percent per year for next 20 years; 
however, as noted previously, with a large supply of land available for resi-
dential development, Vacaville’s growth rate may exceed the ABAG projec-
tions. 
 
Although Vacaville can be expected to remain a family-friendly community, 
national demographic trends point to increasing proportions of the general 
population that will reside in non-family households, either alone, or with 
other non-family members.  This suggests that over time, Vacaville could ex-
perience an increasing demand for higher density housing types that are suit-
able for smaller, non-family households, such as higher density single-family 
home types and multi-family units, both for rent and for sale.  A general ag-
ing of the population over the coming decades suggests the need for propor-
tionately fewer schools and child-oriented facilities and services, and more 
facilities and services oriented to seniors. 
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Vacaville is attractive to a population that has a broad range of incomes, 
closely mirroring the Bay Area’s income distribution, with the exception be-
ing that Vacaville has lower proportions of households in the income catego-
ries of $150,000 and above.  Consistent with Vacaville’s 2007-2014 Housing 
Element, the updated General Plan Land Use Element should accommodate 
housing development that will be affordable to a range of household types 
and income ranges.  Incorporating opportunities to accommodate additional 
“executive” housing within Vacaville may help Vacaville balance out its in-
come distribution, with an increase in the proportion of upper-income 
households.  An increased selection of upper end housing options could also 
help Vacaville attract new businesses whose managers are seeking executive 
housing near their work place. 
 
ABAG projects that employment within Vacaville and its Sphere of Influence 
will grow at a more rapid rate than its population, at an annual average of 1.5 
percent for the next 20 years.  This means that Vacaville should see its 
jobs/housing ratio improve in the coming years.  In addition, with an in-
crease in the number of seniors who are past retirement age, Vacaville could 
expect a decrease in the proportion of residents who are employed.  Due to 
these factors, Vacaville stands to see a reduced proportion of its employed 
workers commuting out of Vacaville to work each day if Vacaville can pro-
vide housing that is attractive and affordable to those who are employed in 
local businesses.  In order to capture its projected share of the region’s non-
residential growth, Vacaville will need to ensure that it has adequate land 
available for retail, office, industrial, and lodging uses, and that infrastructure 
systems are also adequate or can be expanded to accommodate increased user 
demands.  ABAG projects that growth rates in various job-generating land 
uses will be fairly close to the overall 1.5 percent annual average job growth, 
meaning that the General Plan Land Use Element will need to accommodate 
growth in all sectors in order to take best advantage of regional growth 
trends.  The exception to this is Agriculture and Natural Resources, which 
ABAG expects to decline over time. 
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E. Implications for the General Plan Update 

During the General Plan Update process, the community may wish to con-
sider the following: 

♦ The growing number of non-family households may increase the need 
for land that can accommodate higher density single-family home types 
and multi-family residential units. 

♦ Providing adequate land to accommodate development of the full range 
of non-residential land uses can help position the City for economic de-
velopment, which will help to create a community with a jobs/housing 
balance and reduce the proportion of employed residents who must 
commute out of the city for work. 

♦ Planning for new developments that will accommodate “executive” hous-
ing will help to balance Vacaville’s income distribution with a higher 
proportion at the upper end.  Expanded executive housing options can 
also be an asset for business recruitment efforts.   

♦ Changing demographics will create shifts in the types of public facilities 
that local residents desire.  With an aging population, as Vacaville grows 
towards buildout, the City may need to place increasing emphasis on fa-
cilities and services oriented toward seniors. 

♦ Other elements of the General Plan should be consistent with Vacaville’s 
adopted and certified 2007-2014 Housing Element by accommodating 
housing development that will be affordable to a range of household 
types and income ranges.  In addition, the General Plan should provide 
adequate lands to meet future Regional Housing Need Allocations. 
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