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I. Purpose and Organization of the Report 

The County of Sacramento retained Seifel Consulting Inc. (Seifel) to analyze the market demand 
for commercial services and assess the potential to develop and market higher density infill 
housing along the North Watt Corridor. This market study is incorporated into the existing 
conditions report, as the first phase of the revitalization plan. The market study will provide a 
framework for presenting realistic land use alternatives along the Corridor. This report consists of 
the following sections:  

• Market Area Description and Demographics 
• Description of Built Retail Space  
• Demand for New Commercial Services  
• Marketability of Infill Housing  
 

As the report indicates, the North Watt Corridor has vacant land and retail buildings and retail 
space utilized by non-retail uses, which provide opportunities for revitalization. The retail market 
analysis shows sufficient market demand to attract small apparel stores, a drug store and a 
supermarket to the North Watt Market Area. Future development, including employment growth 
in McClellan Park, will increase the demand for food retail and restaurants. In addition, new infill 
housing and mixed-use development can transform vacant and underutilized commercial 
properties into attractive new developments that will help create a sense of place for the  
North Watt Corridor. 
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II.  Market Area Characteristics
The supply of household and employee customers that patronize the North Watt retail
establishments is defined by the census tracts that surround the Corridor, where North Watt
retailers have a competitive advantage over neighborhood shopping districts away from the
Corridor. The market area encompasses eleven census tracts that surround the Corridor, which is
generally bounded by Antelope Road to the north, Highway 80 to the east, Business 80 to the
south, and McClellan Park to the west.1

Supermarkets anchor both ends of the Corridor. Raley’s is located on the very northern portion of
the Corridor, and the proposed Wal-Mart Supercenter will be located on the south, next to the
Interstate 80 interchange. The supermarkets and the retail stores between the two supermarket
nodes serve households and employees within a relatively small geographical area. Thus, the
market analysis focuses on the demand for local serving businesses and not the demand for
regional serving big box stores. Figure II-1 displays the geography of the North Watt Corridor,
the market area census tracts, and the location of the grocery stores and supermarkets that
compete with Raley’s and the proposed Wal-Mart Supercenter.

The proposed Wal-Mart Supercenter will be the Corridor’s only regional serving store, but the
grocery store space within the Wal-Mart will primarily serve the local market area.
Wal-Mart’s location is designed to attract the spending of freeway traffic. At this time no
additional big box stores are planned to be located along the Corridor.

The North Watt Corridor Market Area has a population of nearly 60,000 residents and
21,000 households.2 (See Table A-1.) The North Watt Corridor Market Area household size is
2.8 persons, which is somewhat larger than the County household size, but closer to the state
average household size. (See Table A-2.)

The market area’s estimated 2005 average household income of about $44,000 is nearly
$16,000 lower than Sacramento County and $24,000 lower than California. Average income
levels in the North Watt Market Area are only 74 percent of the County, reflecting a higher
proportion of households with lower incomes. (See Figure II-2.)

Household incomes in California and Sacramento County experienced real gains between 1990
and 2000.3 However during the same period, household incomes in the North Watt Market Area
were stagnant. Since 2000, income has declined more than 2 percent annually across all three
geographies. Household incomes in North Watt have continued to decline, decreasing by $6,000
per household since 2000.

                                                       

1The North Watt Market Area includes the following census tracts, all of which are within Sacramento County: 7300,
7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, and 7425.

2 Current demographic data on the market area is based on 2005 estimates from Geolytics Inc.
3 Income levels for 1990 and 2000 were adjusted to 2005 dollars in order to compare the changes in real income.
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Figure II-2
Average Household Real Income, 1990-2005

North Watt Market Area

Market area residents are younger than Sacramento County residents, with over half of the
population under 30 compared to 44 percent in the County. (See Table A-3.) Over 30 percent of
the market area population is under 17, meaning that many market area households are families,
who need access to child care, pre-schools and high quality public schools.

The North Watt Corridor Market Area has a similar racial and ethnic composition as
Sacramento County. About 16 percent of market area and County residents identify their ethnicity
as Hispanic. Sixty percent of market area and County residents identify their race as White.
However, overall the market area has a slightly higher African-American population and a
slightly lower Asian population than the County. (See Table A-4.)

Almost 17 percent of market area residents are immigrants from a foreign country, which is also
similar to Sacramento County. In this context, the North Watt Market Area distinguishes itself as
a destination for immigrants from the Ukraine, Russia, and other eastern European countries
representing 37 percent of the foreign born population, as displayed in Figure II-3. The market
area also has a strong presence of Mexican immigrants in about the same proportion as the
County. Asian immigrants account for 23 percent of the North Watt Market Area immigrants.
Thus, Asian immigrants have a smaller presence in North Watt than their presence throughout
Sacramento County. Immigrants from the Philippines, Laos and Vietnam comprise the majority
of North Watt’s Asian immigrants. (See Table A-5.)

Source: U.S. Census 1990 and 2000, Geolytics Inc., Seifel Consulting Inc.
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Figure II-3
Distribution of Foreign Born Population

North Watt Market Area and Sacramento County, 2000

Source: Seifel Consulting Inc.
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Source: Seifel Consulting Inc.
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III. Inventory of Built Retail Space
The retail space along the North Watt Corridor consists of small shopping centers and strip malls
on both sides of the street. The space was developed during the time that McClellan was an active
Air Force Base. At one point, up to 50,000 people lived and worked on McClellan Air Force
Base. The 1990’s base closure removed the spending by Air Force service members and the
civilian employees. Consequently, the viability of the retail space declined, and large amounts of
vacant and underutilized space currently exist along the Corridor.

Figure III-1 indicates that the North Watt Corridor has nearly 790,000 square feet of built retail
space.4 Retail, food and personal service establishments occupy approximately 530,000 square
feet of space, and the remainder of the built space is either vacant or underutilized. The Corridor
has 118,000 square feet of vacant space and 140,000 square feet of space occupied by
establishments that have converted retail space to office uses, churches, or storage.

Figure III-1
Built Retail Space

North Watt Corridor

Small, independent retail establishments mixed together with national brand name fast food
establishments dominate the retail character of the Corridor as shown in Figure III-2.5

Approximately 20 percent of all retail establishments and 25 percent of the occupied space are
categorized as miscellaneous retail, which includes auto supply, bookstores, drug stores, gift
stores, hardware, jewelry, sporting goods, and others.

                                                       

4 Data collected by Seifel Consulting. The data does not include the County service center, which was originally
developed as a shopping center.

5 See Table A-6 for more detail on occupied space by type of use.
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The miscellaneous establishments include gift and apparel stores, video outlets, and music stores
that serve market area immigrants from the Philippines, Vietnam, China, Korea, Mexico, Central
America, Russia, and India.

Fast food and convenience stores account for about 17 percent of all Corridor establishments, but
only 10 percent of the occupied retail space. The location and drive through conveniences offered
present an image that fast food outlets dominate the Corridor.

Small, independent apparel stores account for 8 percent of the establishments and 11 percent of
the occupied retail space. Many of the apparel stores cater to the Hispanic consumers.

Grocery and specialty food stores account for 5 percent of the establishments and 13 percent of
the space. Many ethnic food stores cater to the consumer demand created by market area
immigrants.

Figure III-2
Largest Retail Store Types (Percent Total)

North Watt Corridor

Source: Seifel Consulting Inc.
See Appendix Table A-1 for detailed data.
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IV. Retail Market Analysis
The market area of customer spending that Corridor retailers can attract includes 18,000
households and 22,300 daytime employees, which have a combined annual spending of
$214 million on retail products and services.6 However, the market analysis segments the
Corridor into three subareas based on distinctly different neighborhoods of nearby residential and
day-time employee spending. Table IV-1 describes the supply of occupied, underutilized and
vacant retail space along each segment of the Corridor. The characteristic of the built retail space
is described in the text below.

Moreover, the retail spending leakage tables compares the quantity of household and daytime
employee spending with the estimated sales earned by establishments. The spending leakages
analysis indicates market opportunities to attract small apparel stores, drug stores, all types of
food stores and restaurants, home furnishings, household appliances and auto parts establishments
for each subarea of the Corridor.7 The summary of retail market findings and revitalization
challenges of each subarea are summarized in Exhibit 1, and elaborated upon in the text that
follows.

                                                       

6 The spending estimates do not include spending on motor vehicle purchases and fuel.
7 The spending estimates are based upon Seifel's retail demand model, the BLS household surveys, and Census of

   Retail Establishments adjusted for the number of households and average household incomes within each subarea.

   The household spending is adjusted by employee spending, accounting for residents who commute out of the area for

   work. The estimates of sales earned by existing establishments is based on the real estate data collected by Seifel

   multiplied by sales per square foot assumptions based on Urban Land Institute data.



South of Peacekeeper Way
 (Subarea C)

Type of Use East Side West Side East Side West Side East Side West Side Total % of Total
Retailb 104,600 181,200 85,600 95,100 38,300 26,100 530,900 67%
Non-Retailc 8,100 67,500 20,900 25,500 16,400 1,800 140,200 18%
Vacant 28,400 55,400 700 34,200 0 0 118,700 15%
Total 141,100 304,100 107,200 154,800 54,700 27,900 789,800 100%

Table IV-1
Summary of Retail Built Space in Square Footagea

North Watt Corridor

North of Elkhorn
(Subarea A)

Between Peacekeeper Way 
and Elkhorn
 (Subarea B)

Does not include County Service Center.
Source: Seifel Consulting Inc.

a. Data does not include built space used for auto service and repair establishments or light industrial buildings partially utilized for retail.
b. Includes personal services establishments such as beauty, nail and tanning salons.
c. Includes office space, check cashing, banks, religious services, medical services, other services and storage operating in retail space. 

County of Sacramento
North Watt Corridor Market Study Draft IV-2

Seifel Consulting Inc.
March 2007
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Exhibit 1
Summary of Retail Market Findings and Revitalization Challenges

North Watt Corridor

Corridor Subareas
Subarea A Subarea B Subarea C 

Antelope to Elkhorn Elkhorn to Peacekeeper Way Peacekeeper Way to Interstate 80

Area retailers currently serve 5,300 
households and 2,200 employees that 
work within the immediate market area.

Area retailers currently serve 11,000 
households and 14,500 employees that 
work within the immediate market 
area.

Area retailers currently serve 2,500 
households and 5,600 employees that 
work within the immediate market 
area.

Subarea A retailers compete for 
approximately $48.1 million of market 
area household and employee spending. 

Subarea B retailers compete for 
approximately $129.7 million of 
market area household and employee 
spending.

Approximately $36.2 million of 
household and employee spending 
available to be captured by Subarea C 
retailers. 

Potential to capture additional 
household spending is directly related to 
future residential growth west of Watt 
and the implementation of infill housing 
along the Corridor.

McClellan Park is adding 1,600 new 
jobs per year, which will expand the 
amount of employee spending on food 
amd shopping goods that area retailers 
can capture.

The demand for neighborhood services 
will remain stagnant given the lack of 
growth in households and daytime 
employees within Subarea C.  

Retail commercial space has been 
overbuilt with 165,000 square feet of 
vacant and underutilized retail space.

Subarea B has 81,000 square feet of 
vacant and underutilized built retail 
space. More than 40,000 square feet of 
underutilized built retail space has been 
converted to storage indicating that the 
subarea is overbuilt.

Currently, 82,000 SF of neighborhood 
serving retail is located within Subarea 
C, and it is economically healthy.

Spending leakages are too small to 
support the expansion of neighborhood 
retail services.

Significant spending leakages could be 
captured by attracting a national chain 
drug store, a new supermarket, and 
additional restaurants, food stores and 
miscellaneous retail establishments.

Spending leakages are too small to 
support the expansion of neighborhood 
retail services in Subarea C.

The Raley's Shopping Center is 
successful because it attracts spending 
from outside Subarea A and the North 
Watt Market Area. 

The approval of the proposed Wal-
Mart Supercenter in Subarea C and the 
new Walgreen's in Subarea A will 
absorb a significant portion of the 
Subarea B spending leakages.

The proposed Wal-Mart Supercenter 
will need to capture regional spending 
from areas outside the North Watt 
Market Area.

Watt Towne Center has high vacancy 
rates with no obvious market based 
solution to attract more and better 
tenants.

The identification of one or more nodes 
in which to concentrate retail 
development is critical to the 
revitalization success of Subarea B. 

Wal-Mart could attract other big box 
retailers to convert warehouse and light 
industrial buildings for regional retail 
uses.

No obvious retail tenant could occupy 
the 45,000 square foot vacant anchor 
store within the Watt and Q Center.

The location of new food retail stores 
and restaurants needs to be carefully 
evaluated. The best location would be 
near the entry of McClellan Park. 

Over the long term, keeping the 
existing retail healthy as new 
development occurs.

Is it financially feasible to build a mix 
of infill housing and commercial spaces 
on undeveloped sites and to revitalize or 
redevelop the underutilized built retail 
space within Subarea A?

Is it financially feasible to revitalize or 
redevelop the underutilized built retail 
space within Subarea B?

Is there sufficient demand both inside 
and outside the market area to support 
the Wal-Mart Supercenter and other 
possible big box developments?

Important 
Demographic and 
Retail Spending 
Characteristics

Market Findings

Revitalization 
Challenges
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A. Retail Revitalization Potential for Subarea A: Antelope Road to
Elkhorn

Subarea A includes the retail businesses located between Antelope Road and Elkhorn. The
businesses establishments in Subarea A serve 5,300 households and 2,200 employees. Retail
establishments within Subarea A are well positioned to serve the new housing units anticipated to
be developed west of Watt.

1. Supply of Built Retail Space

Subarea A has 445,000 square feet of built retail space, which accounts for 56 percent of the built
retail space along the Corridor. The 304,000 square feet of built retail space on the west side of
North Watt Avenue is well positioned to attract spending by commuters driving to Interstate 80
from Antelope or neighboring Placer County communities. The 141,000 square feet of built space
on the east side of North Watt is mainly concentrated into one shopping center.

Actual retail stores occupy only 64 percent of the built retail space (285,000 square feet). The
supply also includes 88,000 square feet of vacant space and another 77,000 square feet of built
retail space that is used for office, storage and some medical services. The characteristics of the
three key neighborhood shopping centers within Subarea, A are described below.

• The Raley’s Center, which is located on the southwest corner of North Watt and Antelope
Road, has 120,000 square feet of built retail space, and is the most economically healthy
shopping center along the Corridor. The Center has only 6,000 square feet of vacant space
and no significant storefronts have been converted to churches, offices or other non-retail
uses.

• The Watt Towne Center is a 160,000 square feet shopping center located on the northeast
corner of North Watt and Elkhorn Boulevard. The anchor tenants consist of bargain stores
such as AJ Wright and Dollar Tree. The Watt Towne Center has nearly 30,000 square feet of
vacant space (19 percent vacant), including some large spaces of approximately
10,000 square feet.

The Watt and Elkhorn Shopping Center is located on the southwest corner of North Watt and
Elkhorn Boulevard. This smaller, 90,000 square foot shopping center is 50 percent vacant, with
45,000 square feet of boarded up space in the center of the property. Ralph’s grocery store
previously occupied this space as the anchor tenant, but vacated the space two years ago. The
large vacancy conveys an image of blight and disinvestment.
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2. Market Demand for Commercial Services

Retail establishments located within Subarea A are geographically situated to attract household
customer and daytime worker spending from two census tracts.8 The established retail stores
serve 5,300 households and 2,200 daytime employees.9 The market area households and daytime
employees spend approximately $48.1 million on retail products and services, which Subarea A
retailers compete to capture (See Table A-7).

3. Retail Expansion Opportunities

The analysis indicates that retail spending leakages may be able to support a new restaurant, but
the remaining leakages are relatively insignificant and too small to support other types of new
retail stores in Subarea A. For example, there is $2.4 million of apparel store spending leakages,
but national chain apparel stores such as Ross Dress for Less average $7 million of sales per store
(See Table A-8). Subarea A also has $9 million of discount store spending leakages, but the
average Wal-Mart earns $46 million of sales.

The built supply of retail space within Subarea A exceeds the spending capacity of the geographic
market area. Consequently, Subarea A has two shopping centers with 165,000 square feet of
vacant and underutilized retail space. The oversupply of retail space combined with relatively
weak local demand creates significant economic revitalization challenges for Subarea A as
described below.

• The Raley’s Shopping Center is a successful commercial center because it attracts spending
from outside the neighborhood.

• No obvious market based solutions exist to revitalize the Watt Towne Center, which has a
19 percent vacancy rate.

• No obvious tenant has been identified or attracted to occupy the 45,000 square foot former
Ralph’s grocery store, which anchors the Watt and E shopping center.

4. Revitalization Challenges

The lack of market area demand indicates that Subarea A will have a large inventory of vacant
and underutilized built retail space for a long period of time. This presents a significant long-term
revitalization challenge for the subarea. Successful retail should be concentrated into shopping
center or commercial district nodes. Thus, the revitalization plan should identify the nodes where
retail should be concentrated, and where vacant and underutilized properties should be
redeveloped.

                                                       

8 Census tracts 7406 and 7425.
9 The built space data was collected by Seifel. The number of households and employees is based on Subarea A census

data.
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B. Retail Revitalization Potential for Subarea B: Elkhorn to
Peacekeeper Way

Subarea B includes the McClellan Park entry-ways between Elkhorn and Peacekeeper Way. The
businesses in this area provide neighborhood services for 11,000 households and 14,500
employees.10 The subarea retail establishments are well positioned to capture the spending growth
from the expanding McClellan Park employment and the development of new housing units.11

1. Supply of Built Retail Space

The 262,000 square feet of built retail space within Subarea B was originally developed to serve
the Air Force and its civilian workforce on McClellan Air Force Base. Retail establishments
occupy 181,000 square feet of the built retail space (69 percent). The subarea also has
35,000 square feet of vacant space and 46,000 square feet of underutilized space that has been
placed into non-retail uses such as medical offices, check cashing businesses, and churches.

Small strip centers and stand-alone stores dominate the retail character of Subarea B.
Consequently, there are no concentrations of retail space within Subarea B, which leaves the area
with a lengthy, automobile oriented commercial strip. The 55,000 square foot Watt and E Center
is the subarea’s only built shopping center. However, about half of its space is vacant
(27,000 square feet), and the anchor tenant is a religious facility that occupies approximately
15,000 square feet of space.

2. Market Demand for Commercial Services

The McClellan Air Force Base closure dramatically changed the market demand for retail, food
and personal services. The closure removed a large amount of spending available for subarea
retailers to capture. However, the transformation of the Air Force base into McClellan Park is in
progress, and the reuse effort has successfully attracted approximately 11,000 jobs to McClellan
Park since 2000.

Establishments located within Subarea B are geographically positioned to serve daytime workers
and household customer spending from eight census tracts. The market area households and
daytime employees spend approximately $129.7 million on retail products and services, which
subarea businesses compete to capture (See Table A-9).

                                                       

10 The number of households and employees is based on data for census tracts 7300, 7402, 7403, 7414, 7416, 7404,
7423 and 7424.

11 McClellan Park is anticipated to have 35,000 employees by 2020.
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3. Retail Expansion Opportunities

The retail spending leakage analysis indicates that Subarea B could support a national chain drug
store, a new supermarket, and additional restaurants, food stores and miscellaneous retail
establishments. The $8.2 million of drug store spending leakages is sufficient to attract a
Walgreen’s, which earns an average of $7.1 million of sales per store as shown in Figure IV-1.
The $31.4 million of sales is more than sufficient to attract a Safeway, which earns $18.9 million
per store.12

Figure IV-1
Comparison of Subarea B Spending Leakages with Average Sales per Store Earned by National Chain Retail

Store Benchmark Sales

In addition to the current spending leakages, the successful reuse of McClellan Park, which is
adding approximately 1,600 jobs per year is expanding the subarea’s retail expansion
opportunities. Each year, new employees at McClellan Park will add to the demand for
restaurants, food and other retail and personal services. Sites located within walking and quick
driving distance of employment centers will be desirable retail locations.

                                                       

12 See Tables A-8 and A-10 for more detailed information.

Sources: Seifel Consulting Inc. Corporate 10-K Reports submitted to the Security and Exchange Commission.
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4. Revitalization Challenges

Two national retail chain stores have recognized the new retail development opportunities
associated with Subarea B spending leakages. If approved, the proposed Wal-Mart Supercenter
will capture a significant portion of the Subarea B supermarket spending leakages. In addition,
the proposed Walgreen’s at the corner of North Watt and Elkhorn should capture the drug store
spending leakages within Subarea B. Essentially, market forces are taking advantage of the most
obvious retail expansion opportunities.

Subarea B has many vacant land parcels and underutilized retail space scattered along both sides
of the Corridor. Although there is unmet market demand for more restaurants, food and
miscellaneous retail stores, currently no single retail center or cluster of centers can fulfill
customers’ shopping needs.

Thus, it is a challenge to identify one or more nodes where retailers can be concentrated within
Subarea B and benefit from each other’s success. One or more commercial development areas
should be located on the west side of North Watt, at a McClellan Park entry-way intersection. A
revitalized commercial area on the west side of the street will allow retailers to capture some of
the expanding McClellan Park employee spending.

In addition, the revitalization plan should explore the feasibility of redeveloping the Watt and E
Center, with its large amounts of vacant and underutilized space. The revitalization study should
consider the possibility of redeveloping this center for a mix of infill housing and commercial
space for miscellaneous retail, eating establishments and food stores.

C. Retail Revitalization Potential for Subarea C: Peacekeeper Way
to the Interstate 80 onramp

Subarea C includes a neighborhood of 2,500 households and 5,600 daytime workers on the west
side of North Watt Avenue in the business triangle area near Interstate 80.13 The retail and food
establishments on the west side of North Watt Avenue are in a position to capture spending by
nearby employees. However, businesses on the east side of North Watt Avenue are in a poor
location to capture employee spending due to the significant amount of traffic that makes it
difficult to cross North Watt Avenue within this portion of the subarea.

1. Supply of Built Retail Space

There is only 82,000 square feet of retail space that has been built within Subarea C, between
Peacekeeper Way and Interstate 80. The west side of North Watt Avenue includes a few national
chain fast food establishments intermixed among a significant concentration of establishments
located within light industrial warehouse and business park style buildings. The east side of
North Watt includes a few strip malls and fast food restaurants.

                                                       

13 The number of households and employees is based on data for census tract 7413.
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Subarea C has no vacant retail space on either side of the street. The Gold Creek Center has
16,400 square feet of retail space, which is used for medical services. The small amount of built
retail space within this subarea appears to be economically healthy.

2. Market Demand for Commercial Services

The retail stores within Subarea C serve a very small market area of households and daytime
employees. Daytime employee spending is concentrated on the west side of North Watt Avenue
in the business triangle area near Interstate 80. Households and daytime employees spend
approximately $36.2 million on retail products and services, which subarea businesses compete to
capture (See Table A-10). Accordingly, subarea retailers can capture a limited amount of
neighborhood and community spending.

The proposed 150,000 square foot Wal-Mart Supercenter, if approved, will attract spending from
a geography that is much larger than the immediate subarea market area. In fact, the spending
attracted by Wal-Mart will extend beyond the 11 census tracts that surround the North Watt
Corridor. The Wal-Mart will attract regional, freeway-oriented traffic, and will attract new
customers into the area, which may have positive multiplier benefits for nearby neighborhood
serving retailers.

3. Retail Expansion Opportunities

Neighborhood and community serving retail establishments located within Subarea C are
geographically constrained by the few number of nearby households, the presence of Interstate
80, and the significant physical barrier created by North Watt Avenue along this subarea of the
Corridor. There are not sufficient spending leakages to attract new stores, due to the small amount
of planned residential and employment growth in the immediate areas.14 However, the number of
Placer County commuters passing through the area will certainly increase, and the light rail
station may become a key node that can facilitate the expansion of retail within this subarea.

4. Revitalization Challenges

The built retail space within Subarea C does not need to be redeveloped or revitalized. The
potential for more retail within this subarea will be shaped by the regional market forces and the
County’s desire to encourage the existing business space to be converted to big box retail. The
potential success of the Wal-Mart Supercenter and the proximity of Subarea C to the Interstate 80
on-ramp may make this area an attractive location in the future for more regional serving
retailers.

                                                       

14 See Table A-9 for detailed information on spending leakages available to neighborhood serving businesses within
Subarea C.
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V. Marketability of Infill Housing along the North Watt
Corridor

The development of infill housing should be an important component of the North Watt
revitalization strategy given the weak market demand for new retail services. New infill housing
and mixed-use development can transform vacant and underutilized commercial properties into
attractive new developments that will help create a sense of place for the Corridor.

Table V-1 shows household projections indicating demand for 13,600 new housing units in the
North Watt Market Area.15 Thus, future demand would be sufficient to absorb on average 1,000
new housing units per year through 2020. Based on past trends, most of the demand will be for
single family homes. However, high density condominiums, town homes and/or apartments will
likely comprise a growing proportion of future demand, given rising housing prices in
Sacramento County. Multifamily units within the North Watt Market Area currently comprise
nearly 30 percent of all units. Thus, 300 multifamily units or more are projected to be absorbed in
the market area. (See Table A-11).

Table V-1
Household Projections, 2005-2020

California, Sacramento County and the North Watt Market Area

                                                       

15 The California Department of Finance projects the need for more than 200,000 new housing units in Sacramento
    County by 2020. If the DOF projections are realized, then the North Watt Market Area may need up to 13,600 new
    housing if the area continues to grow faster than Sacramento County. SACOG projects that North Highlands will
    grow more rapidly than Sacramento County through 2035.

Geographic Area 2005b 2020c

Projected 
Change        

2005-2020

Projected 
Annual Rate of 

Changec

Households
California 12,607,807 15,270,597 2,662,790 1.3%
Sacramento County 522,947 738,960 216,013 2.3%
North Watt Market Areaa 21,215 34,776 13,561 3.1%
a.  North Watt Market Area estimates are based on census tract data. Area includes the following census tracts,  
  all of which are within Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, 7425. 
b.  2005 estimates are from Geolytics Inc.
c.  2020 population projections for Sacramento County and California are from the Department of Finance

(DOF), with household estimates assuming that average household size remains at 2005 levels. Market area 
estimates are based on Sacramento Area Council of Governments (SACOG) projections for 
North Highlands in 2035. Seifel compared SACOG and DOF projected growth rates for North Highlands
to Sacramento County, calculated an average annual rate of change for households in North Highlands, 
and applied that rate to estimate growth in the Market Area from 2000 to 2020. 

Source: Geolytics Inc., California Department of Finance (2005), SACOG (2007), Seifel Consulting Inc.
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The Corridor’s development assets must be leveraged, and the constraints must be overcome or
minimized before infill housing can be successfully developed along North Watt Avenue. The
key assets and constraints that will shape the potential for infill housing development are
described below.

A. Infill Housing Assets
The Corridor has many assets that can be leveraged to stimulate the development of infill
housing, including its central location, growing employment base, large parcels of undeveloped
land and relatively low land costs. Investors and developers have recognized these assets and are
seeking residential investment opportunities along the Corridor. However, more needs to be done
by the Agency and local property owners to promote and build upon the following assets:

• Interstate 80 and Business 80 interchanges provide prospective residents with excellent
access to downtown Sacramento and other nearby employment centers. Traffic congestion
and commute times have dramatically increased over the past decade, and new infill housing
could attract Sacramento and Placer County residents who currently use North Watt Avenue,
Interstate 80 and Business 80 as commuting routes to Sacramento area employment centers.

• McClellan Park has the capacity to add 23,000 jobs to the project area, and employment has
been expanding at a rate of 1,600 jobs per year. The Corridor is well positioned to capture
housing demand from workers who prefer to live near their work.

• The Light Rail Transit Station along I-80 provides a cost effective commute alternative to
downtown Sacramento.

• The Corridor has large parcels of undeveloped land located north of I Street that could
become catalyst infill housing sites in the northern area. Sites along the 34th Street corridor
could also be developed for housing.

• Old, underutilized commercial shopping centers and strip malls along the corridor could be
redeveloped for a mix of infill housing and new commercial space.

• The Corridor has lower land costs than the uptown district and other areas in Sacramento that
have become desirable infill housing locations.

B. Infill Housing Constraints
New housing could be developed along 34th Street or other locations in residential neighborhoods
west of North Watt Avenue, where there are large parcels of undeveloped land that can be
assembled. However, the term infill housing refers to the potential to develop new residential
areas that are mixed with existing and/or new commercial spaces along North Watt Avenue,
which has a number of vacant parcels and commercial centers. The challenge of infill housing is
to add densities along North Watt Avenue, which suffers from a poor image. However, the
County’s commitment to the area and recent development interest is helping to reverse these
challenges. In order for infill housing development to be successful, the following constraints
need to be addressed:

• North Watt Avenue has large traffic volumes, which makes adjacent parcels less desirable
and suitable as a residential location given the avenue’s current circulation pattern and
design.
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• The Corridor is not perceived as a desirable location. The large number of vacant,
underutilized and deteriorating properties present an image of blight and economic decline.
The Corridor is also known as a high crime area, and crime continues to afflict businesses and
residents along the Corridor.

• Several key catalyst sites located south of I Street are owned by multiple property owners,
making them more difficult, time consuming and expensive to assemble.

• In addition, many of the underutilized commercial shopping centers have numerous retail
leases with varying lease turns. In order for these commercial properties to be redeveloped,
some tenants would have to agree to terminate their leases and move to a new location, which
typically requires incentive payments and/or assistance with relocation.

• Negative perceptions of the Grant and Rio Linda School Districts, which serve the North
Watt area, make the area less attractive to families with school-aged children.

• The potential to develop infill housing along the Corridor is also constrained by an
insufficient supply and mix of neighborhood commercial services at key nodes.

C. Key Sources of Potential Demand for Infill Housing
The demand for higher density infill housing will primarily come from the following sources:

• Immigrants from diverse countries and cultures, including friends and families of those who
live in the surrounding neighborhoods.

• Neighborhood residents who currently live in single family neighborhoods near the Corridor
and would like to downsize into smaller units.

• Current and future McClellan Park employees who want housing close to work.

• Young singles and couples and other urban pioneers willing to move into a revitalization
area.

• Aging baby boomers seeking smaller housing units with fewer maintenance responsibilities.

• Downtown office and service industry workers that may not be able to afford housing in the
uptown district.

The initial phase of infill housing will likely be a mix of market rate and affordable rental units
given that young people, immigrants and other urban pioneers tend to be renters, and developers
will want to build rental units in order to test demand. In addition, Figure V-1 shows that there is
a larger percentage of rental units in the North Watt Market Area than there is throughout
Sacramento County. (See Table A-12 for more data.) Thus, new rental units along the Corridor
would fit well with the existing housing character.
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Figure V-1
Housing Tenure, 2000

North Watt Market Area and Sacramento County

In addition, given the rapid rise of housing prices in the Sacramento region, moderately priced
homeownership units are in high demand by households at or below 120 percent of median
income. This is a second key target market for the Corridor, but these for sale units will be more
marketable if they are designed to offer commercial and personal services within walking
distance.

D. Strategic Steps to Develop Infill Housing
In order to encourage investors and developers to build infill housing along the corridor, the
County should partner with the private sector to implement the strategic steps described below:

• Identify key catalyst sites that can be most cost effectively assembled and developed for infill
housing and/or mixed use developments. The best sites will be those that can offer new
residents nearby commercial services and other amenities, preferably within walking
distance.

• Determine the market price points that match consumer demand and evaluate if developments
can be financially feasible without Agency assistance.

Source: Seifel Consulting Inc.
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• If developments are not yet financially feasible, develop a strategy for how the Agency and
the County can best assist developments, including funding for the creation of mixed-income
housing developments that include affordable rental or for sale units.

• Determine the ability of the Redevelopment Agency and the County to help finance new infill
housing and commercial services.

• Identify and implement urban design and streetscape improvements that will improve the
marketability of catalytic sites for a mix of infill housing and commercial services.
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Table A-1
Population, Household and Income Change, 1990-2005

California, Sacramento Count, and the North Watt Market Area

1990-2000 2000-2005

Geographic Area 1990 2000 Annual Rate 
of Change 2005 Annual Rate 

of Change
Population
California 29,760,021 33,871,648 1.3% 36,205,119 1.3%
Sacramento County 1,041,217 1,223,499 1.6% 1,377,625 2.4%
North Watt Market Areaa 51,786 54,173 0.5% 59,403 1.9%
Households
California 10,399,700 11,512,020 1.0% 12,607,807 1.8%
Sacramento County 395,157 453,841 1.4% 522,947 2.9%
North Watt Market Areaa 18,490 18,802 0.2% 21,215 2.4%

Income (Average Household Real Incomeb)
California 73,200$           78,900$           0.8% 68,300$           -2.8%
Sacramento County 62,900$           67,400$           0.7% 59,700$           -2.4%
North Watt Market Areaa 51,000$           50,300$           -0.1% 44,300$           -2.5%
a.  North Watt Market Area estimates are based on census tract data. Area includes the following census tracts,  

  all of which are within Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, 7425. 
b.  All values presented in 2005 dollars, escalated using the State of California Division of Labor Statistics and 
     Research California Consumer Price Index (CCPI) for all urban consumers, 1989-2005. Average income 
     calculated by dividing aggregate household income by total number of households (rounded to the nearest 100). 

 2005 values are Geolytics Inc. estimates. 
Source: U.S. Census 1990 and 2000, Geolytics Inc., Seifel Consulting Inc.



Table A-2
Trends in Household Size, 1990-2005

California, Sacramento County, and the North Watt Market Area

Geographic Area 1990 2000 2005
Average Household Size
California 2.86 2.94 2.87
Sacramento County 2.63 2.70 2.63
North Watt Market Areaa 2.80 2.88 2.80
a.  North Watt Market Area estimates are based on census tract data. Area 

  includes the following census tracts, all of which are within Sacramento County:
     7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, 7425. 
Source: U.S. Census 1990 and 2000, Geolytics Inc., Seifel Consulting Inc.



Table A-3
Population by Age, 2000

North Watt Market Area and Sacramento County

North Watt Market Areaa Sacramento County

Number Percent Number Percent

Under 17 16,952 31.3% 336,227 27.5%
18 to 29 10,546 19.5% 201,192 16.4%
30 to 54 18,248 33.7% 456,589 37.3%
55 to 64 3,565 6.6% 93,988 7.7%
65 and Over 4,862 9.0% 135,503 11.1%
Total 54,173 100.0% 1,223,499 100.0%
a.  North Watt Market Area estimates are based on census tract data. Area includes the following census tracts,  

  all of which are within Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, 7425. 
Source: U.S. Census 2000, Seifel Consulting Inc.



Table A-4
Race and Ethnicity, 2000

North Watt Market Area and Sacramento County

North Watt Market Areaa Sacramento County

Number Percent Number Percent

Hispanic 8,610 15.9% 195,613 16.0%
Non-Hispanic 45,563 84.1% 1,027,886 84.0%

White 32,156 59.4% 705,922 57.7%
African-American 6,379 11.8% 116,166 9.5%
American Indian/Alaska Native 658 1.2% 9,161 0.7%
Asian 2,817 5.2% 132,908 10.9%
Native Hawaiian / Pacific Islander 83 0.2% 5,947 0.5%
Other 262 0.5% 2,904 0.2%
Two or More Races 3,208 5.9% 54,878 4.5%

Total 54,173 100.0% 1,223,499 100.0%
a.  North Watt Market Area estimates are based on census tract data. Area includes the following census tracts,  

  all of which are within Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, 7425. 
Source: U.S. Census 2000, Seifel Consulting Inc.



Table A-5
Country of Birth for Foreign Born Population, 2000
North Watt Market Area and Sacramento County

Country North Watt Market Areaa Sacramento County

of Birthb Number Percent Number Percent

Mexico                                                 2,136 23.7% 47,906 24.3%
Ukraine     1,753 19.5% 11,120 5.6%
Russia  893 9.9% 5,550 2.8%
Philippines        563 6.3% 15,698 8.0%
Other Eastern Europec    443 4.9% 3,119 1.6%
Laos   419 4.7% 12,658 6.4%
Vietnam    263 2.9% 16,075 8.2%
India   176 2.0% 7,669 3.9%
Melanesia   166 1.8% 5,317 2.7%
Belarus   163 1.8% 968 0.5%
Canada 159 1.8% 3,932 2.0%
United Kingdom   146 1.6% 3,472 1.8%
Korea  140 1.6% 3,827 1.9%
Romania      116 1.3% 2,211 1.1%
Thailand 113 1.3% 5,377 2.7%
Panama  113 1.3% 526 0.3%
Germany  111 1.2% 3,383 1.7%
Other South Central Asiad 108 1.2% 1,690 0.9%
Japan         107 1.2% 2,774 1.4%
Otherb 917 10.2% 43,923 22.3%
Total Foreign Born 9,005 100.0% 197,195 100.0%
Total Population and % Foreign Born 54,173 16.6% 1,223,499 16.1%
a.  North Watt Market Area estimates are based on census tract data. Area includes the following census tracts,  

  all of which are within Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 7423, 7424, 7425. 
b.  Countries listed are those with over 100 market area residents. "Other" includes all foreign born residents from other countries.
c.  Eastern European countries other than Czechoslovakia (inc Czech Republic and Slovakia), Hungary, Poland, Romania, Belarus, Russia, 
     Ukraine, Bosnia and Herzegovina, and Yugoslavia.
d.  South Central Asian countries other than Afghanistan, Bangladesh, India, Iran, and Pakistan.
Source: U.S. Census 2000, Seifel Consulting Inc.



Table A-6
Occupied Space by Type of Use

North Watt Corridor

Type of Use
Number of 
Businesses

% of
 Total 

Businesses Total SF
% of 

Total SF
Retail 161 81% 530,900           79%

Apparel 15 8% 76,700             11%
Convenience and Fast Food 34 17% 67,100             10%
Grocery and Speciality Food Stores 10 5% 87,600             13%
Home Furnishing and Appliances 13 7% 42,100             6%
Personal Service 31 16% 46,100             7%
Restaurant and Coffee Shops 18 9% 41,300             6%
Miscellaneous Retaila 40 20% 170,000           25%

Non-Retail 39 20% 140,300           21%
Check Cashing 11 6% 16,900             3%
Office 20 10% 51,600             8%
Miscellaneous Non-Retailb 8 4% 71,800             11%

Total 200                  100% 671,200           100%
a. Includes auto supply, bookstores, drinking places (alcoholic), drug stores, florist, gift stores, hardware,

 jewelry, liquor, speciality retail, and sporting goods.
b. Includes banks, religious services, services, and storage.
Source: Seifel Consulting Inc.



Table A-7
 Retail Spending Leakages 

Antelope Road to Elkhorn Boulevard (Subarea A)
North Watt Corridor

Demand Supply Spending Leakages

Retail Use Type
Household 

Spending (1)

Spending 
Available for 
Retailers (2)

Sales Captured 
by Subarea 
Retailers (3)

Subarea 
Spending 

Leakages (4)

Capture of Sales 
from Outside 
Subarea (5)

Total 58,656,100$         48,073,700$         61,500,250$         
Apparel Store Group 4,480,600$           3,783,700$           1,404,000$           2,379,700$           -$                      
General Merchandise Group
Discount Stores and Warehouse Clubs 9,388,500$           9,040,100$           -$                      9,040,100$           -$                      
Department Stores 2,463,800$           1,999,200$           -$                      1,999,200$           -$                      
Misc. General Merchandise 919,000$              919,000$              3,690,000$           -$                      2,771,000$           
Drug Stores 3,710,700$           3,013,800$           3,240,000$           -$                      226,200$              
Miscellaneous Retail 4,505,000$           3,575,800$           12,456,000$         -$                      8,880,200$           
Food, Eating and Drinking Group
Grocery Stores
Supermarkets 14,162,000$         12,082,000$         23,104,000$         -$                      11,022,000$         
Convenience, Specialty Food, and Liquor Stores 2,273,800$           1,022,000$           5,400,000$           -$                      4,378,000$           
Eating Places
Restaurants and Drinking Places (Alcoholic) 5,331,900$           3,283,700$           1,980,000$           1,303,700$           -$                      
Fast Food and Non-Alcoholic Beverage Bars 5,047,800$           2,981,300$           3,577,500$           -$                      596,200$              
Home Furnishing Group
Furniture and Home Furnishing 2,647,100$           2,647,100$           1,518,750$           1,128,350$           -$                      
Household Appliances and Electronics 1,569,500$           1,569,500$           1,350,000$           219,500$              -$                      
Building Materials Group 1,578,100$           1,578,100$           3,780,000$           -$                      2,201,900$           
Automotive Groupb
Auto Parts and Accessories 578,500$              578,500$              -$                      578,500$              -$                      
(1) Spending estimates are based upon Seifel's retail demand model based on BLS households surveys, Census of Retail Establishments 
     adjusted for the number of households and average household incomes within Census Tracts 7406 and 7425.
(2) Adjusts Column (1) spending by employees in the area and accounts for residents who commute out of the area for work. 
     Based on employee spending data compiled by the Urban Land Institute.
(3) Estimates utilize space data collected by Seifel multiplied by sales per square foot assumptions based on Urban Land Institute data.
(4) Column (2) minus Column (3).
(5) Column (3) minus Column (2).

Source: Seifel Consulting Inc.



Table A-8
Estimate of Average Sales Per Store and Square Feet Among Key National Retailers

Company Sales Per Store Typical Store 
Square Footage

Sales Per SF

Costco $93,526,085 130,000 $719
Sam's Club $56,416,842 120,000 $470
Home Depot $52,841,476 115,000 $459
Department Stores (general) $52,142,857 100,000 $521
Wal-Mart $46,451,601 120,000 $387
Best Buy $39,000,000 42,000 $929
Macy's (Federated Dept. Stores) $34,052,287 181,481 $188
Lowe's $33,545,538 114,075 $294
Target $30,947,768 115,000 $269
Heilig Meyer $20,568,627
Safeway $18,943,661 55,000 $344
Kohl's $18,309,040 79,732 $230
K-Mart $17,577,197 100,000 $176
JCPenney $17,437,255 115,686 $151
Mervyn's $15,295,455 75,000 $204
Albertson's $14,617,834 48,900 $299
Circuit City $14,049,031 30,000 $468
Orchard Supply Hardware $11,730,000 40,000 $293
Good Guys $10,894,000 20,439 $533
Ethan Allen $10,761,905
Gottschalk's Department Store $10,507,809 85,809 $122
Breuner's Furniture $10,000,000
Long's Drugs $9,302,326
Levitz Furniture $8,916,667
Staples $8,166,794 24,000 $340
Toy's 'R' Us $7,699,677 46,000 $167
Office Depot $7,349,003 30,000 $245
Walgreen's $7,069,967
Ross Dress for Less $6,624,227 30,000 $221
Old Navy $6,463,878 20,279 $319
Ace Hardware $3,799,240
Rite Aid Pharmacy $3,508,403
GAP $2,262,837 5,744 $394
True Value Hardware $1,750,000
McDonald's $1,550,000 4,000 $388
Barnes and Noble $1,427,306 30,000 $48
Men's Wearhouse $1,079,555 5,000 $216
Burger King $1,000,000 4,000 $250
Radio Shack $666,023 2,300 $290
Source: US Securities Exchange Commission Form 10-K for various companies.



Table A-9
 Retail Spending Leakages 

Elkhorn Boulevard to Peacekeeper Way (Subarea B)
North Watt Corridor

Demand Supply Spending Leakages

Retail Use Type
Household 

Spending (1)

Spending 
Available for 
Retailers (2)

Sales Captured 
by Subarea 
Retailers (3)

Subarea 
Spending 

Leakages (4)

Capture of Sales 
from Outside 
Subarea (5)

Total 110,480,700$      129,709,500$      34,332,375$        
Apparel Store Group 8,444,900$          9,799,900$          806,400$             8,993,500$          -$                     
General Merchandise Group
Discount Stores and Warehouse Clubs 17,800,800$        17,800,800$        -$                     17,800,800$        -$                     
Department Stores 4,580,500$          4,580,500$          -$                     4,580,500$          -$                     
Misc. General Merchandise 1,728,500$          2,631,800$          180,000$             2,451,800$          -$                     
Drug Stores 7,260,700$          8,615,800$          405,000$             8,210,800$          -$                     
Miscellaneous Retail 8,242,700$          10,049,400$        1,893,600$          8,155,800$          -$                     
Food, Eating and Drinking Group
Grocery Stores
Supermarkets 27,450,500$        31,377,800$        -$                     31,377,800$        -$                     
Convenience, Specialty Food, and Liquor Stores 4,437,900$          6,842,600$          10,260,000$        -$                     3,417,400$          
Eating Places
Restaurants and Drinking Places (Alcoholic) 9,632,500$          13,354,200$        4,941,000$          8,413,200$          -$                     
Fast Food and Non-Alcoholic Beverage Bars 9,584,800$          13,339,700$        8,179,500$          5,160,200$          -$                     
Home Furnishing Group
Furniture and Home Furnishing 4,623,800$          4,623,800$          759,375$             3,864,425$          -$                     
Household Appliances and Electronics 2,856,100$          2,856,100$          1,237,500$          1,618,600$          -$                     
Building Materials Group 2,799,600$          2,799,600$          5,670,000$          -$                     2,870,400$          
Automotive Groupb
Auto Parts and Accessories 1,037,500$          1,037,500$          -$                     1,037,500$          -$                     
(1) Spending estimates are based upon Seifel's retail demand model based on BLS households surveys, Census of Retail Establishments 
     adjusted for the number of households and average household incomes within Census Tracts 7402, 7414, 7403, 7416, 7300, 7404, 7423 and 7424.
(2) Adjusts Column (1) spending by employees in the area and accounts for residents who commute out of the area for work. 
     Based on employee spending data compiled by the Urban Land Institute.
(3) Estimates utilize space data collected by Seifel multiplied by sales per square foot assumptions based on Urban Land Institute data.
(4) Column (2) minus Column (3).
(5) Column (3) minus Column (2).

Source: Seifel Consulting Inc.



Table A-10
 Retail Spending Leakages 

Peacekeeper Way to I-80 (Subarea C)
North Watt Corridor

Demand Supply Spending Leakages

Retail Use Type
Household 

Spending (1)

Spending 
Available for 
Retailers (2)

Sales Captured 
by Subarea 
Retailers (3)

Subarea 
Spending 

Leakages (4)

Capture of Sales 
from Outside 
Subarea (5)

Total 21,905,200$        36,210,500$        16,451,200$        
Apparel Store Group 1,632,500$          2,640,600$          -$                     2,640,600$          -$                     
General Merchandise Group
Discount Stores and Warehouse Clubs 3,539,700$          3,539,700$          -$                     3,539,700$          -$                     
Department Stores 879,200$             879,200$             -$                     879,200$             -$                     
Misc. General Merchandise 342,300$             1,014,400$          -$                     1,014,400$          -$                     
Drug Stores 1,516,000$          2,524,100$          -$                     2,524,100$          -$                     
Miscellaneous Retail 1,572,300$          2,916,400$          -$                     2,916,400$          -$                     
Food, Eating and Drinking Group
Grocery Stores
Supermarkets 5,699,800$          8,621,600$          -$                     8,621,600$          -$                     
Convenience, Specialty Food, and Liquor Stores 913,600$             2,702,600$          156,000$             2,546,600$          -$                     
Eating Places
Restaurants and Drinking Places (Alcoholic) 1,780,400$          4,549,200$          635,200$             3,914,000$          -$                     
Fast Food and Non-Alcoholic Beverage Bars 1,868,700$          4,662,200$          10,125,000$        -$                     5,462,800$          
Home Furnishing Group
Furniture and Home Furnishing 844,400$             844,400$             3,645,000$          -$                     2,800,600$          
Household Appliances and Electronics 535,200$             535,200$             1,350,000$          -$                     814,800$             
Building Materials Group 560,200$             560,200$             540,000$             20,200$               -$                     
Automotive Groupb
Auto Parts and Accessories 221,000$             221,000$             -$                     221,000$             -$                     
(1) Spending estimates are based upon Seifel's retail demand model based on BLS households surveys, Census of Retail Establishments 
     adjusted for the number of households and average household incomes within Census Tract 7413.
(2) Adjusts Column (1) spending by employees in the area and accounts for residents who commute out of the area for work. 
     Based on employee spending data compiled by the Urban Land Institute.
(3) Estimates utilize space data collected by Seifel multiplied by sales per square foot assumptions based on Urban Land Institute data.
(4) Column (2) minus Column (3).
(5) Column (3) minus Column (2).

Source: Seifel Consulting Inc.



Table A-11
Housing Occupancy, 2000

North Watt Market Area and Sacramento County

North Watt Market Areaa

Housing Type Total Units
Distribution 
by Housing 

Type

Occupied 
Units Vacancy Rate

Single Family and Duplex 12,871 65.6% 12,470 3.1%
Mobile Homes, Boats, Vans and RVs 1,126 5.7% 967 14.1%
Multifamily 5,624 28.7% 5,324 5.3%

Multifamily (2 to 4 units) 1,782 9.1% 1,705 4.3%
Multifamily (5 or more units) 3,842 19.6% 3,619 5.8%

Total 19,621 100.0% 18,761 4.4%

Sacramento County

Housing Type Total Units
Distribution 
by Housing 

Type

Occupied 
Units Vacancy Rate

Single Family and Duplex 329,306 69.4% 318,882 3.2%
Mobile Homes, Boats, Vans and RVs 15,485 3.3% 13,975 9.8%
Multifamily 130,023 27.4% 120,745 7.1%

Multifamily (2 to 4 units) 36,309 7.6% 33,984 6.4%
Multifamily (5 or more units) 93,714 19.7% 86,761 7.4%

Total 474,814 100.0% 453,602 4.5%
a.  North Watt Market Area estimates are based on census tract data. Area includes the following census 

  tracts, all of which are within Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 
  7423, 7424, 7425. 

Source: U.S. Census 2000, Seifel Consulting Inc.



Table A-12
Housing Tenure, 2000

North Watt Market Area and Sacramento County

North Watt Market Areaa Number Percentage

Owner Occupied Units 9,924 52.9%

Renter Occupied Units 8,837 47.1%
Total 18,761 100.0%

Sacramento County Number Percentage

Owner Occupied Units 263,811 58.2%

Renter Occupied Units 189,791 41.8%
Total 453,602 100.0%
a.  North Watt Market Area estimates are based on census tract data. 

Area includes the following census tracts, all of which are within 
Sacramento County:  7300, 7402, 7403, 7404, 7406, 7413, 7414, 7416, 
7423, 7424, and 7425. 

Source: U.S. Census 2000, Seifel Consulting Inc.




