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LIST OF SPONSORS
This project is made possible through the support and commitment of:

Sponsors

Sacramento Area Council of Governments (SACOG)
Green Means Go Program

in partnership with
Urban Land Institute (ULI) Terwilligier Center for Housing

SACOG is an association of local governments and the designated
metropolitan planning organization for the six-county Sacramento region.
Its members include the counties of El Dorado, Placer, Sacramento, Sutter,
Yolo, Yuba and the 22 cities within. Through the Green Means Go program,
SACOG aims to lower greenhouse gas emissions in the region by
accelerating infill development, and reducing and electrifying vehicle trips

Established in 2007 with a gift from longtime member and former ULI
chairman, J. Ronald Terwilliger, the Center integrates ULI’s wide-ranging
housing activities into a program of work with three objectives: to catalyze the
production of housing; provide thought leadership on the housing industry;
and inspire a broader commitment to housing.

Steering Committee
SACOG
Kacey Lizon, Deputy Executive Director of Planning & Programs
Garett Ballard-Rosa, Senior Analyst
Greg Chew, Senior Planner
Jessica Lee, Administrative Analyst

ULI Sacramento
Mary Clementi, District Council Coordinator
Isabel Domeyko, District Council Chair
Amy Lapin, Technical Assistance Panel/Advisory Services Panel Chair
Robin Baral, Housing Chair
ULI Advisory Services
Tom Eitler, Senior Vice President
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THE ASSIGNMENT
Summary of the Problem
In California, the smart-growth plans promoted by cities, regional agencies,
and other public institutions in major metropolitan areas are not delivering
the residential units needed to address our state’s housing crisis. Even in
cities that have embraced policies intended to increase housing production,
housing affordability remains a critical issue.
More specifically, in the Sacramento region, commercial corridors are
generally dominated by former “miracle miles” that are now over-retailed,
under-utilized, unfriendly to pedestrians, and lacking in identity and
community character. For smart-growth policies to work in the Sacramento
region, they need to address, revitalize, and reinvent the existing urban
fabric, while furthering the state’s climate change, transportation and
housing goals. The introduction of higher-density housing can serve as a
catalyst for revitalization–if implemented properly. Yet the development
economics in the Sacramento region often are not strong enough to spur the
private sector to build the 7,000 infill housing units a year the region needs in
order to accommodate population growth while meeting shared regional
objectives around greenhouse gas reduction.
In response, the Sacramento Area Council of Governments (SACOG) has
developed the Green Means Go program to catalyze development in Green
Zones—locally designated areas that have capacity for infill development and
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show a reduction in vehicle miles travelled in the region’s Sustainable
Communities Strategy. Green Means Go is supported by all 28 local
jurisdictions in the six-county region.
The Advisory Services Panel (ASP) will identify challenges and provide a suite
of recommendations to facilitate and accelerate equitable residential and
mixed-use infill development within locally-adopted Green Zones, most of
which are aging or outdated commercial corridors. The ASP includes national
and regional experts in housing and planning policy, on behalf of both the
public and private sectors, who can provide reputable feedback,
development perspectives, and tangible solutions to produce the desired
outcome of increasing infill housing production.
The Advisory Services Panel will focus on two suburban corridors- North Watt
Avenue in unincorporated Sacramento County and the City of Folsom’s
Central Business District. The objective of the ASP will be to evaluate and
synthesize SACOG’s existing Green Means Go infill housing-related policies
and planning projects already underway in the Sacramento region, identify
the barriers to facilitating residential development under that program, and
provide recommendations that will assist SACOG in allocating up to $40
million in state planning and infrastructure funds that have been awarded to
SACOG to expedite the production of infill housing.

The Assignment |

Page 5 of 86

Questions to be Addressed by the Panel
The Advisory Services Panel will help answer a set of key questions relating to
accelerating attainable and affordable infill housing for Sacramento County’s
North Watt and Folsom’s Central Business District corridors and through the
Green Means Go program:
1. What infill residential and mixed-use development prototypes are
achievable for each corridor given current zoning and development
standards and current real estate market dynamics?
2. What are the market and financial feasibility profiles of identified
prototypes and what elements are needed (e.g., subsidies,
infrastructure improvements, zoning and development standard
changes, adjacent land use changes) to achieve financial and real
estate market feasibility?

“missing middle” housing (e.g., townhomes, condominiums,
duplexes, fourplexes, courtyard cottages) in each corridor?
4. What policies, strategies, programs, and improvements can each
jurisdiction implement to create a sense of place in each corridor,
where people want to live, work, visit, and recreate?
5. What implementation actions, including public investment, financial
incentives, phasing strategies, and other actions, could jurisdictions
take to achieve a critical mass of development activity aligned with
the community’s vision for each corridor?
6. What policies and programs could be adopted that address racial and
economic equity and allow for investment while mitigating for
gentrification-related residential and commercial displacement?

3. What are the most salient development and real estate marketoriented challenges with regard to achieving financial feasibility for

Advisory Services Panel Briefing Book
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BACKGROUND & HISTORY
Sacramento Region Background
At around 2.5 million residents, the
Sacramento region is California’s
fourth largest metropolitan area.
Like many other regions in the
country, greater Sacramento has
experienced substantial
suburbanization through the second
half of the 20th century onwards. So,
while the city of Sacramento holds
the capital of California, and the
seat of Sacramento County, most of
the region’s residents live outside of
the urban core, in a more suburban
built environment dominated by
single family residential and autooriented commercial corridors.
This Advisory Services Panel delves
into two suburban corridors in
Sacramento County: The North
Watt corridor in unincorporated
Sacramento County and the City of
Folsom’s Central Business District.
While each corridor is unique in
terms of market dynamics and
development opportunities, both
exhibit similar goals and aspirations
for mixed use, infill redevelopment.
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Corridor History
SACRAMENTO COUNTY: NORTH WATT AVENUE

FOLSOM: CENTRAL BUSINESS DISTRICT

The history of the North Watt corridor is heavily tied to McClellan Air Force
base, which at its peak employed 17,000 civilian and 4,000 military
personnel. Services along North Watt sprang up to serve this major regional
economic activity center. Uses on North Watt still reflect that legacy, with an
over-representation of fast-food restaurants, auto services and discount
retail aimed at a lunchtime clientele. Not surprisingly, the base’s closure in
2001 had a major depressing influence on the area. While the base has been
converted to the McClellan Business Park (home to 8 million square feet and
hundreds of companies), the North Watt corridor and nearby community of
North Highlands (around 50,000 pop) have struggled economically.

Folsom is a historic community in eastern Sacramento County dating back to
the gold rush. When the city incorporated in 1946, its development footprint
was still largely within the Historic District. The city has since experienced
rapid growth, especially in the 1980s onward (Intel opened a major facility in
Folsom in 1984, which was one key catalyst for growth). Indeed, Folsom grew
by 5,800 residents in 1970 to over 80,000 today.
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Growth in the last 50 years has been more auto-oriented and suburban in
nature, largely through single family residential development. The Central
Business District—characterized by strip malls, big box retail, and services—
connects Folsom’s historic core with the city’s newer suburban areas.
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The project team compiled a set of pictures for each corridor to help the panelists
get a sense of each area. Staff compiled the pictures into a set of related folders
(linked below), and summarized the photo drive tour into an itinerary and map.
Those panelists wishing to get a better visual sense of each corridor are encouraged
to view the below resources before going through the rest of the briefing book.
In the maps, the letters (w/in a blue triangle) relate to the group of pictures taken
during the driving tour. The numbers (w/in a red circle) note key landmarks in each
corridor. The photo tour reference document connects these set of pictures to each
area.
North Watt Photo Resources
•
•
•
•

Map of photo tour
Photo tour reference
Folder with individual project photos
Summary powerpoint of driving tour

Folsom Central Business District Photo Resources
•
•
•
•

Map of photo tour
Photo tour reference
Folder with individual project photos
Summary powerpoint of driving tour

Advisory Services Panel Briefing Book
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Map of Folsom CBD area photo tour (links on above page)
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Regional Economic Change and Development
Regional Population
Early 2000s- booming housing market
Sacramento has been one of the fastest growing regions in California. The
region (and nearby San Joaquin Valley to the south) greatly outpaced the rest
of the state in population growth rate in the early 2000s (on a % basis. Both
Sacramento and San Joaquin are much smaller than the large coastal metros,
so even small % changes in those coastal regions result in larger absolute #s).
Mid 2010s- hard hit by recession
The Sacramento region was affected particularly hard by the Great Recession,
due in part to an overheated housing market. Growth slowed significantly in
the 2010-2015 period.

Pop rebounds (but not to early 2000 levels)
Since then, population growth has rebounded. The region has been the
fastest growing in the state (on a percentage basis) the years preceding
COVID, as population growth in the coastal regions has plummeted. While
the region has seen increased domestic in-migration since COVID (for
example, more in migration from the Bay Area), it also has seen domestic
out-migration. The Sacramento region is also reliant on international
migration for population growth, which has been greatly disrupted the last
few years.

Annual Percent Change in Population by CA Region:
2001-2020
3.00%
2.50%
2.00%

Sacramento
San Joaquin Valley

1.50%
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San Diego

1.00%

Greater LA
0.50%
0.00%
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2020

Source: SACOG analysis of CA DOF E-5 series.
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Regional Demographics
The Sacramento region continues to grow in diversity. In 2000, nearly 2/3rds of residents in the region were non-Hispanic white. But 2019, this had shrunk to
51%. The region’s Hispanic and Asian populations have continued to grow steadily.

Race/Ethnicity in Sacramento Region
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NH stands for non-Hispanic.
Source: SACOG analysis of Census ACS.
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Regional Economy
JOB GROWTH
Job growth in the Sacramento region mirrors the story from population section: the region had its
strongest employment growth (on a % basis) in the early 2000s, and now more mirrors the nation
as a whole (and slightly less than a grouping of fellow mid-sized regions, described below and
used as comparison regions in this briefing book).

Annual Job Growth:
Sacramento Region, other Mid-sized Regions, and Nation
2.50%

Comparative Mid-sized Regions
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2.00%
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0.50%
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-0.50%

Sacramento
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Pre-recession
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Recession (2008 to Post recession
11)
(2011 to 2020)

Peer Mid Sized Regions
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-1.50%
-2.00%

-2.50%

Source: SACOG analysis of Current Employment Survey data from US Bureau of Labor Statistics.
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SACOG tracks a group of fellow mid-sized regions
identified by the Brookings Institution as sharing similar
economic size, wealth, productivity, and industrial
structure. To this list of Brooking comparators, SACOG
added two fellow state capitals (Austin and Salt Lake
City) and another West Coast mid-sized region
(Portland). Peer mid-sized regions are defined as their
Metropolitan Statistical Area (MSA).
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SECTORAL MIX
Sacramento is the capital of the largest state in the union. Not surprisingly,
the region has a large concentration of state government jobs. However, the
region is concentrated in state government even compared to other state
capitals. In short, 40% of regional employment is in just three sectors:
•
•
•

While this concentration in state government has benefits (generally wellpaying jobs more resilient to economic shocks), the region has had a
longstanding goal of diversity its economy. The region’s Prosperity Strategy
identified the food/agriculture, health sciences, and innovative mobility
industries as potential clusters of opportunity.
State government won’t be as much a factor for the two studied corridors
(both are outside of the central core where most state agencies have their
headquarters). Instead, one economic question relating to the panel is retail,
and if it remains viable along these commercial corridors. While not an
economic base industry, retail represents 10% of the regional economy.

Government
Healthcare
Education

Regional Employment Mix, 2020
Sector

Employment

% of regional
employment

Location
quotient

Construction

69,300

6%

1.21

60000

Education and Health

176,200

16%

1.04

50000

Farm

10,200

1%

0.63

Fed government

15,500

1%

0.78

Finance

54,500

5%

0.89

Info

11,800

1%

0.59

Leisure and Hospitality

112,700

10%

0.97

Local government

116,700

11%

1.14

Manufacturing

39,500

4%

0.44

Other Services

36,100

3%

0.77

Prof. and Biz. Services

138,100

13%

0.93

Retail

106,700

10%

0.97

State government

124,600

12%

3.44

Source: SACOG analysis of EDD Industry Employment and Labor Force benchmark
series for regional employment and BLS Employment by Major Industry Sector data
series for national location quotient comparison.
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Job Change by Sector in Sacramento Region:
Recession and Recovery
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Source: SACOG analysis of EDD Industry Employment and Labor Force benchmark
series
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Regional Housing and Development Patterns
UNDERPRODUCTION OF HOUSING
Like the other California regions, greater Sacramento
has underproduced housing the last 15 years
(although housing production has risen the last
several years, as described below).
Notably, housing production is not keeping up with
what is needed relative to population growth. SACOG
estimates that the region would have needed to have
added an additional 80,000 housing units since 2009
to meet a ‘healthy housing market’ level (i.e., a
simplistic measure of 1 new housing unit for every 2
new residents. Importantly, this measure only
compares new housing to new population, and does
not account for existing housing shortage. Every year
the region underproduces housing adds to the
cumulative impact of the housing shortage).
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Since 2008, Sacramento region has underproduced housing relative to population
60,000
50,000
40,000
30,000
20,000
10,000
0
2001

2005

Population Growth

2010
Housing Unit Growth

2015

2020

Unit growth needed for "Healthy Housing"

Source: SACOG analysis of DOF E-5 annual population and housing estimates. ‘Healthy housing’ measure
defined as 1 new housing unit to 2 new residents. Years the ‘healthy housing’ bar (grey) is above the actual
housing unit growth bar (gold) signals underproduction of housing relative to population.
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THE LARGEST SHORTFALL BETWEEN
ACTUAL HOUSING PRODUCTION AND
REGIONAL GOALS HAS BEEN IN INFILL
ATTACHED PRODUCTS
Most of the growth in the housing boom of the early
2000s came in the form of large single-family homes,
largely in developments entitled decades prior.
While the region has seen some shift towards small lot
single family, it has a long way to go in meeting the
housing product type goals laid out in the region’s
long range Metropolitan Transportation
Plan/Sustainable Communities Strategy (MTP/SCS),
which calls for over half of all new homes to be in
attached products, and much of this as infill in existing
communities.
Instead, the largest gap between goals and production
has been in attached product. The below chart shows
average annual new dwelling units in the region by
time period. The first four columns are historic data.
The final column is the MTP/SCS’s goal: what the
region needs to add each year by product type to
meet the plan’s various environmental, economic and
equity outcomes.

This disconnect between housing production and regional goals around attached infill product is a
primary impetus for Green Means Go and this Advisory Services Panel.

Average Annual New Dwelling Units by Product Type in
SACOG Region: Historic Compared to MTP/SCS Goals
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Source: 2020 MTP/SCS
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SACRAMENTO MISSING OUT ON ‘MULTI FAMILY BOOM’ OF CA COASTAL REGIONS
The Sacramento region’s share of new attached
housing product in relation to all new housing starts
stands little changed from the 20 years ago and trails
the early part of the 2000s in terms of absolute
attached units built.
In contrast, the state’s large coastal regions (Bay Area,
LA, San Diego) have greatly increased their share of
attached, multi-family housing since 2010, as multifamily represents around 75% of new housing starts in
those regions.

Percent of Total New Housing Units that are MultiFamily,
by CA Region: 2001-2020
100%
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20%
10%
0%
2001

2005

Bay Area

2010

Greater LA

San Diego

2015

Sacramento

2020

San Joaquin Valley

Source: SACOG analysis of DOF housing starts series
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YET SOME HOUSING START MOMENTUM IN FIRST HALF OF
2022
Housing permit activity has picked up throughout the whole state in the first
half of 2022.
The 6,500 permits so far in the Sacramento region in 2022 is about 75% more
than this point in 2019 (the analysis looks at 2019 as a more ‘normal’
comparison than the Covid-disrupted 2020/2021) and the largest percent
increase of the large CA regions. And on a per capita basis the region leads
the state in housing permits so far in 2022.

Housing Permits per 1 Million People:
1st 6 months of 2022
3500
3000

2500
2000
1500

Housing Permits:
1st 6 months of 2019 compared to 2022
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Of course, this is just one data point (i.e., still too early to establish as trend).
And as mentioned above, the region has underproduced housing for over a
decade (so a lot of ground to make up). We don’t have the splits yet (multifamily vs single family) on these new housing starts. Anecdotally we know the
City of Sacramento has seen a good number attached infill housing starts, but
we also expect much of the new starts to come from single family units in
farther out areas.
Source: SACOG analysis of Center for the Continuing Study of the California Economy
permit database report. Regions are defined as their Metropolitan Planning
Organization (MPO) geography, save San Joaquin is a multi-MPO grouping from
Stockton to Bakersfield.
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HOUSING COSTS

Average Rents in July 2022

From a California perspective, housing in Sacramento is often framed as
inexpensive. However, this has much more to do with the extreme housing
costs in the rest of the state.
The Sacramento region has the lowest rents and home values of the six large
CA metropolitan statistical areas (this section uses the MSA geographies, not
the larger MPO boundaries. The six large MSAs are Los Angeles + Orange
County, San Jose+ South Bay, San Francisco + East Bay, San Diego, Inland
Empire [Riverside/San Bernadino], and Sacramento).

California Perspective:
Average Homes Values July 2022
$1,800,000
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$1,000
$500
$San Jose

$1,600,000
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Riverside

Sacramento

$1,400,000

Source: SACOG analysis of Zillow Home Value Index and Observed Rent Index. The
Home Value Index is a smoothed, seasonally adjusted measure of home values in the
35th to 65th percentile range (i.e., a ‘typical’ home). The Observed Rent Index is the
mean of listed rents in the 40th to 60th percentile, weighted to reflect the rental
housing stock. Geography for both indexes is the MSA (metropolitan statistical area)
level.
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Yet looking at the Sacramento region in relation to national housing costs,
and especially in relation to our fellow mid-sized region, highlights the
serious issues around housing affordability in greater Sacramento.
The Sacramento region has the highest rents and home values of the 18 midsized peer regions

Average Rents:
Peer Mid-Sized Regions, July 2022
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Source: SACOG analysis of Zillow Home Value Index and Observed Rent Index.
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HOUSING COST BURDEN
The region’s high housing costs translate into high
housing cost burden, or those households that spend
more than a third of gross monthly income on the cost
of housing.
Indeed, of all the studied peer mid-sized regions, only
a fellow California region (the Inland Empire, i.e.,
Riverside and San Bernadino Counties) has a higher
housing cost burden. Put another way, a higher
proportion of households in greater Sacramento is
housing cost burdened than in any other mid-sized
peer region nationally save one. The housing cost
burden data comes from HUD, and lags in its release.
The below represents 2014-2018 data (i.e., predates
the effects of Covid and the rapid increase in housing
costs the last two years).
The region’s underproduction of housing is one
(though by no means the only) contributing factor to
this high housing cost burden.
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% Housing Cost Burdened:
Mid-sized Regions
45%
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Source: SACOG analysis of HUD’s Comprehensive Housing Affordability Strategy, based on 2014-2018 ACS. For
Metropolitan Statistical Areas (only includes those counties with over 200,000 population). Housing cost
burden defined as households paying more than 30% of gross monthly income on housing.
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DESCRIPTION OF THE STUDY AREAS
Backbone Infrastructure
This land use map buffers 0.5 miles off N
Watt to get surrounding land uses right
along the facility. However, the North
Watt Corridor Plan has a broader
geographic range. The ASP may explore
farther west off this 0.5 buffer (such as
into McClellan park) but the north/south
boundaries are I-80 and Elkhorn Blvd.
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Transportation and Access
REGIONAL CONTEXT
•

•

•

As for other mid-sized regions, most trips in
the Sacramento area are made by automobile
(85% + of trips are either single occupancy or
carpool vehicle trips)
But some multimodal opportunities:
Sacramento region has the 5th highest nonSOV (single occupancy vehicle) commute
mode share of the mid-sized peer regions.

Non-Drive Commute Share: Peer Mid Sized Regions
35%
30%
25%
20%

Other

15%

Walk

10%

Bike
Transit

5%

Work at Home

0%

Carpool

Data comes from the 2018 ACS, so predates
Covid (i.e., in our region, like all others, work
from home levels have likely greatly increased
since this 2018 data)
Source: SACOG analysis of 2018 5-year ACS data. Analysis is on commute trips (not all trips)
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STUDY CORRIDORS T RANSPORTATION BASICS

TRAVEL MODES IN THE CORRIDORS

NORTH WATT

Based on SACSIM travel model estimates, auto is the primary mode of travel

•

•

•

Watt Avenue is one of the primary N-S arterials in all the Sacramento
region. The facility goes all the way from the border of Placer County
in the north to Elk Grove in the south.

in each corridor. North Watt has a slightly higher transit share than the

For the section within the study area, the corridor serves as the main
corridor for the North Highlands community and McClellan Business
Park, providing access both to Interstate 80 and Business 80 (Cap City
Freeway) and is heavily used. Sac County DOT estimates N. Watt
carries 53,000 vehicles per day (that’s a lot!)

higher bike and walk share (with likely the potential to increase further if

The section between Interstate 80 and McClellan Business Park is a
designated STAA truck route (i.e., carries significant volumes of
commercial and truck traffic)

typical suburban Green Zone corridor. Note these are estimates from a travel
demand model (not observed data). Folsom’s Central Business District has a
connected to nearby active transportation infrastructure).

Estimated Travel Mode Share: Non-Auto Modes
18%
16%

1%

14%
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12%

FOLSOM

10%

•

8%

Bidwell is the main throughway in Folsom connecting central Folsom
to the new retail around the Palladio, and ultimately to US 50 and the
south of 50 development. Folsom DOT estimates E. Bidwell carries
around 20,000 vehicles per day (ADT) in the Central Business District.
Riley serves as the connection to historic Folsom and Rainbow Bridge
across the American River. On the other side of the study area, Riley
becomes more residential-serving past Lembi Park.
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Source: SACOG’s SACSIM travel model

Advisory Services Panel Briefing Book

Description of the Study Areas | Backbone Infrastructure

Page 25 of 86

SUPPORTING TRANSPORTATION INFRASTRUCTURE
Auto Infrastructure
•
•

Watt (and this segment, N Watt) has some of the highest vehicular volumes on any nonfreeway facility (50,000+ ADT), and generally is 6 lanes in study
area.
Both East Bidwell and Riley Street in the Central Business District are four-lane arterials serving the central part of Folsom. Major intersections are
controlled by traffic signals, and the posted speed limits are 35 mph.

Bike/Ped Infrastructure
NORTH WATT
•

•
•

•

Given the high vehicular volumes and speeds, and long distances
between signalized crossings, this is a difficult environment for
pedestrians and cyclists
Several barriers exist, such as gaps in sidewalk network.
The existing undercrossing of the UP Railroad line is also a major
barrier for active transportation. Pedestrians are forced to use a
culvert and cyclists have to take a vehicular lane to get through
(pictures below)
Sacramento County is working on an updated transportation study
for the corridor and complete streets improvements in the corridor
(more on this in section on funding)

FOLSOM
•

•

•

Riley Street has on-street Class II bicycle lanes, but East Bidwell
currently has no bicycle lanes (in the study area) and some sidewalk
gaps
Compared to the rest of Folsom, this corridor is underserved from an
active transportation perspective (Folsom has some of the most
extensive bike infrastructure in the region)
The city will be looking to determine if bike/ped improvements are
feasible, whether the arterials could be re-configured as one-way
couplets, and to assess any mid-block bike/ped crossings

Bike Lane Coverage in Corridor
25%
20%
15%
10%
5%
0%
North Watt

Folsom CBD

Suburban Corridor Avg

Source: SACOG PPA tool
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Transit Infrastructure

FOLSOM
•

NORTH WATT
•

•

•

The southern end of the North Watt corridor has access to the Blue
Line light rail. This Watt I/80 station is one of the busiest in the
network for bus to light rail transfers. The station has faced
challenges around safety/security (e.g. poor lighting, especially in
stairwells). SacRT (regional transit operator) has received funding
from SACOG for station redesign.
Headways on Route 84 (the key bus route on N Watt) have been
increased to 30 minutes and realigned as part of the 2019 SacRT
Network Plan. Based on RT analysis, Route 84 however has below ontime performance (due to congestion and boarding/alighting for a
large # of wheelchair passengers). Other parts of Watt have heavier
bus ridership (such as Route 82 south of studied corridor, in Arden).
Watt Avenue is one of the 5 corridors under study by SacRT for
future bus rapid transit. Based on their 2021 high-capacity bus
service study, short term opportunities on Watt are more spot
improvements to increase transit speed and service (headways
generally are 30 minutes) while the corridor needs further
development before being considered for BRT. But given the number
of lanes on Watt, there is potential for transit priority lanes in the
future.

•

Transit along the corridor and area is generally lower than arterials
closer to the region's urban core.
While not in the immediate study area, Folsom is served by the Gold
Line light rail. SacRT is working to double track this last section of the
Gold Line, which will allow headways to increase to 15 minutes (from
30 minutes).

Transit Service Density Measure
5
4.5
4
3.5
3
2.5
2
1.5
1
0.5
0
North Watt

Folsom CBD

Suburban Corridor Avg

Transit service density measures the number of transit vehicle stops per acre
per day.
The higher the number, the more transit service in the corridor. Note that this
only measures service, not ridership.
Source: SACOG PAA tool
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Transit Service Locations in Study Area
NORTH WATT AVENUE

FOLSOM CENTRAL BUISINESS DISTRICT

(bus/light rail station at southern end obscured by red freeway line, i.e., is a
dense transit location but hard to see in map)
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Changes to Transit Stops
Members of the panel had questions about the process of adding new transit
stops in the study corridor. SACOG reached out to SacRT (transit operator in
Sacramento County), whose response is repeated below (minor edits for
clarity):

streets along a fixed-route may not have sidewalks, or safe crossings, which
impacts our stop spacing.
We have a Bus Stop Design Guidelines document that we rely on for a lot of
the more technical stuff, but this is the basic approach.”

“The process to change transit bus stops can vary, but SacRT generally
focuses our stop locations on feasibility, spacing and ADA compliance. New
stop locations are a big part of planning new routes, and the need to make
changes to existing stops are often identified by our riders, our operators, or
by staff field assessments. Changes can include things like relocating stops to
a safer or more operable location, or improving non-ADA-compliant stops.
SacRT is working on a Bus Stop Improvement Plan right now that does just
that. It will include assessments and recommendations for stop
locations/improvements on approximately 60 corridors in our service area.
For new bus stops or relocations, we typically look at placing them farside of
an intersection with safe crossings. Preferably signalized intersections for
high volume and high speed corridors, or marked crosswalks (at the very
least) on streets with slower speeds and low traffic.
We also look at accessible path of travel to/from the stop, which includes
sidewalks with vertical curb (as opposed to rolled curb), and landing space
needed to meet ADA-requirements. In a lot of cases, we need additional pad
behind sidewalk to make a stop ADA-compliant, with pad size varying from
the minimum, or even larger depending on stop amenities (benches, shelters,
trash cans, etc). Sometimes we need to acquire additional right-of-way to
achieve this, and other times we can condition new stop construction/
improvements from a developer if it falls within their project area.
Stop spacing is also a consideration in our process. There are min/max
distances we like to have between our stops, and it really varies on
geographical location and infrastructure. In a perfect world, we would have
most stops spaced about 2/10 of a mile (or so) from each other, but some
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Travel Accessibility
A look at travel accessibility (the ability for a user of the facility to reach
different types of destinations, by a given mode within a certain time
threshold) aligns with the above findings. In this analysis, SACOG used a time
threshold of 30 minutes for walk, bike and auto trips, and 45 minutes for
transit trips.
North Watt has the greater job accessibility via transit, Folsom CBD via walk
and bike trips. However, both corridors have somewhat lesser accessibility
compared to the composite suburban Green Zone average.

In terms of access to services (locations that could be reached via the
corridor within the trip time threshold, by mode. Services are defined as
'everyday uses' such as grocery stores, pharmacies, banks, schools, parks, or
neighborhood retail), a similar finding.

Access to Services
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Job Accessibility
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45000
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30 min bike
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25000
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30 min bike
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45 min transit

10000
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0
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0
North Watt

Folsom CBD

Suburban Green
Zone Average

Source: SACOG PPA tool. The services measure is to number of locations, while the
jobs measure is to number of jobs (not establishments).
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Infrastructure and Utilities – Availability, Location,
Capacity, Condition
In terms of non-transportation infrastructure, much less information is
available for each corridor.
Through Green Means Go, we’ve identified the need to better understand
non-transportation infrastructure and its potentially limiting effect on infill
development. Part of the Green Means Go funding round will be for planning
awards for technical infrastructure studies.
NORTH WATT
Unincorporated Sacramento County embodies the challenges around split
governance of infrastructure. For the North Watt corridor, sewer is provided
by one agency (Regional San), water by another (Sac Suburban Water
District) and drainage by a third (the County’s own Drainage department).
The corridor is also served by two different park and school districts (with
Roseville Road as the divider).

Advisory Services Panel Briefing Book

Sacramento County has identified sewer infrastructure as a major barrier to
development in the corridor, and is seeking funding for upgrades.
There are also several creek basins that would affect development of
individual parcels (i.e., sewer is the main corridor-wide limitation, while
there’s more specific limitations on individual parcels around stormwater
retention).
FOLSOM CBD
Infrastructure provision is more concentrated in the incorporated City of
Folsom. Per the City’s housing element, Folsom has adequate water supply to
serve the project demand. Drainage may be an issue on the Northwest
segment of the corridor (on Natomas St and on Bidwell), but overall, there
seem to be fewer backbone infrastructure constraints or other natural
barriers to development.
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Vacant and Underutilized Land in the Study Areas
NORTH WATT AVENUE
Sacramento County’s housing element update
identified the following sites in the broader
North Highlands community. Most fall on the
North Watt Corridor.
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North Watt Avenue - List of Vacant Property Owners
APN

Site Address

Owner

200-0400-004

Watt/Elkhorn

Watt/Elkhorn Group LLC

215-0062-057

6233 Watt Avenue

Hopewell Healthcare Servs LLC

215-0062-030

Near 6323 Watt

Leila A/Elias H Jbeily 2013 Revocable
Trust

208-0162-027

South of 6601 Watt

Watt Properties Investment LLC

208-0162-018

North of 6601 Watt

Watt Properties Investment LLC

208-0142-030

Near 6944 Watt

Wolfe Family Trust 2000

208-0142-036

Near 6849 Watt

Snow, Laverne Alves etc

208-0142-022

South of 7001 Watt

Wright Revocable Trust

208-0142-020

South of 7001 Watt

Wright Revocable Trust

208-0142-004

7025 Watt

Hart/Duke

208-0143-008

7235 Watt

Adams, Carolyn A

208-0122-066

North of 7235

Republic Western Ins Co
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FOLSOM CENTRAL BUSINESS DISTRICT
City of Folsom’s Housing Element sites inventory identifies 9.6 acres of vacant and underutilized
land in the central business district. There are two sites within the study area that are planned
or approved for community commercial use; two underutilized sites zoned for community
commercial use south of E. Bidwell and eight north of E. Bidwell; and an underutilized site zoned
for mixed use.
Underutilized site zoned for mixed use at 955 Riley St.

Vacant land and parking behind Folsom Lake Bowling at
511 E. Bidwell St.
For more details on these sites, see Appendix C of the City
of Folsom’s 2021-2029 Housing Element Update.
Source: City of Folsom 2021-2029 Housing Element Update,
Appendix C

Map of E. Bidwell Corridor – Central Commercial District. Greyed out areas in above map are
part of Bidwell Corridor that fall outside of ASP study area.
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Economics of the Study Areas

Major Employers

Employment Types

A look at business licenses in the corridor provides a similar conclusion to the
employment data: Folsom’s Central Business District is heavily concentrated
in service-related establishments, while North Watt has a mix of industrial,
government, and service-related.

Employment in the Folsom Central Business District is almost primarily retail,
food, and services.
Employment along the North Watt corridor is a mix of retail, services,
commercial, and, in the southern portion of the corridor, a concentration of
industrial uses (n the southwest).

Businesses on Study Corridors

Sector
Sector

N Watt

Folsom CBD

Regional Economy

Edu

1%

0%

7%

Food

10%

25%

9%

Gov

10%

4%

13%

Office

24%

16%

26%

Retail

15%

41%

14%

Other Services

15%

14%

12%

Medical

0%

0%

7%

Industrial

24%

1%

13%

Source: SACOG ILUT dataset. Does not include work from home employment.

North Watt

Folsom Central
Business District

Automotive

7

Construction

6

Financial

47

Health/Fitness/Beauty

111

Manufacturing
Other

No data available
1
through briefing book
47
development

Restaurant

66

Retail

104

Science/Tech

19

Warehouse

1

TOTAL

409

Source: SACOG analysis of local business license data. Note this is the count of
business licenses, not number of employees. Many business licenses are for sole
proprietors (for example, hair stylists.) SACOG condensed the business records to one
license per address (for example, a salon with each stylist under his/her own business
license, the rollup counts this a single record for the salon, not multiple records for
each stylist).
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Summary Economic Indicators
Indicator

North
Highlands

Folsom

Sac County

% in civilian labor force (16+)

60%

62%

63%

Median household income
(2020$)

$50,816

$118,006

$70,684

% in poverty

22%

5%

13%

Source: Census QuickFacts dataset

Note the geography for these Census QuickFact indicators is the broader
North Highland community and the entire City of Folsom (not just the study
areas).

McClellan Park, Sacramento County
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Household Income Data
Household income in Folsom in general, and the study area as well, is among
the higher income areas in the region.
Average household income in the North Watt corridor is more concentrated
in the low-income bracket.

Average Household Income by Corridor
100%
90%

20%

80%
70%

52%

43%

26%

60%

$75k+

50%

20%

40%
30%

$40k to $75k
Less than $40k

26%
54%

20%

37%
22%

10%
0%
N Watt

Folsom CBD

Sac Region

Source: SACOG analysis of census ACS data
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Demographics
RACE/ETHNICITY IN STUDY CORRIDORS
Race/Ethnicity in Study Corridors

Additional Demographic
Indicators

North
Highlands

Folsom

Sac County

Foreign born

26%

17%

21%

% language other than English
spoken at home

38%

23%

32%

100%
90%

14%

80%

10%

12%
0%

20%

21%

7%

70%
60%

23%

29%

Asian and Other NonHispanic
Black, Non-Hispanic

Source: Census ACS

50%
Hispanic

40%
67%

30%
20%

51%

47%

White, Non-Hispanic

10%
0%
N Watt

Folsom CBD
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JURISDICTION POPULATION CHANG E
•
•
•
•

Both jurisdictions saw high growth rates in the late part of the 20th
century and, for Folsom, into the 2000s
Folsom, with a much smaller population, has the higher growth rate
(%), while Sac County has added more people overall
Since the early 2000s, population growth has slowed (like in rest of
the region)
Note the analysis is for all the city of Folsom and all of
unincorporated Sac County (the County in particular, is much larger
than the study area.)

Average Annual Population Growth Rate by Decade
12.0%
10.0%
8.0%
6.0%

Uninc. Sac County
Folsom

4.0%
2.0%

Population Added by Decade
Area

1970 to
1980

1980 to
1990

1990 to
2000

2000 to
2010

2010 to
2020

Unincorporated
Sac County

122,860

135,491

108,118

22,418

34,876

Folsom

5,193

18,697

22,184

20,319

8,903
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Source: SACOG analysis of DOF E-4 series. Analysis accounts for Citrus Heights (1997),
Elk Grove (2001) and Rancho Cordova’s (2004) incorporation.
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EDUCATIONAL LEVELS

AGE
Each community’s age distribution is close to that of the average in
Sacramento County.

100%
90%
80%

Age Cohort

North Highlands

Folsom

Sac County

70%

under 5 years

8%

6%

6%

60%

5 to 18

26%

25%

23%

over 65 years

12%

13%

15%

Source: Census QuickFacts dataset

50%

High school graduate or
higher

40%

Bachelor's degree or higher

30%
20%
10%

0%
N. Watt

Folsom CBD

Sac County

Source: Census 2020 5-year ACS. At census track level.
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SPECIAL HOUSING FEATURES
Each corridor has seen subsidized housing go in within the last few years.
For North Watt, the Courtyards on Orange Grove is a $36 million project
completed 2020/21, converting 92 units of a former motel at the southern
end of the corridor. Most of the units are permanent supportive housing for
the homeless, while a former restaurant has been turned into community
space and offices for social services.

For Folsom, there’s been several new subsidized housing projects as well,
such as the Bidwell Place project of 75 subsidized units. St Anton (local
affordable developer) was the developer for this and they previously
developed Bidwell Pointe Apartments, a mixed-use and mixed-income
project with 140 units. Moe Hirani and Doug Scalzi developed the Bidwell
Studios motel conversion project with 24 affordable studios for formerly
homeless persons. All three projects are located at the western gateway to
the corridor.
Neither of the study corridors have other special housing features (such as
university dorms, etc.).

Courtyard at Orange Grove, developed by Mercy Housing.
On the site of the old McClellan barracks (N. Watt corridor) is the west coast
campus of Americorps NCCC, which is a year-long service program for 18- to
24-year-olds. However, most of their service year is not spent on the
campus (but in a set of rotating projects throughout the broader west coast
region).
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MARKET CONDITIONS AND TRENDS
Housing Market Assessment
Framing: Summary Housing Indicators for Each Community

Estimated Housing Product Type in Corridor
(buffered 0.5 miles)

Indicator

North
Highlands

Folsom

Sac County

7,000

Percent owner occupied

48%

68%

57%

6,000
5,000

Median value owner occupied
(2016-2020)

$241,800

Median gross rent (2016-2020)

$1,201

Average number of people per
household

$558,900

$373,000

4,000
3,000

$1,818

$1,333

North Watt

2,000

Folsom CBD

1,000

3.02

2.69

2.77

Source: Census 2016-2020 5-year ACS. Since this is the 5-year ACS (and ends in 2020),
doesn’t reflect the run up in housing values/rents the whole region has experienced
last 2 years.

High Med-High Medium
Density Density Density

Mixed
Use

Low
Very Low
Density or Rural
Res
Density

Source: SACOG 2020 MTP/SCS
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PERCENT OWN AND RENT: SAC COUNTY JURIS DICTIONS

HOUSING OCCUPANCY
Generally, a 5 to 6 percent vacancy rate for rental units and a 2 percent
vacancy rate in units available for owner-occupancy are considered optimal
to keep prices down and to ensure that units are available to new and
relocating residents. According to 2013-2017 ACS data, Sacramento County
falls within those vacancy rates, with Folsom with few housing openings. The
full impact of the COVID-19 pandemic on the vacancy rates is unknown at the
time of writing this briefing book.
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NORTH WATT HOUSING MARKET ASSESSMENT :
SUMMARY
The North Watt corridor is planned to take on a substantial
amount of the housing identified through local and regional
planning processes: the North Watt Avenue Corridor Plan
(intended to guide infill growth and public improvements within
the plan area within a planning horizon of 20 years) has an
additional 7,200 residential units planned for the corridor (in
addition to new retail and office uses), as well as 8,000 further
residential units right off the corridor.
County-wide, there is a great need for additional housing. The
recent Regional Housing Needs Plan (covering period of 2021-29)
suggest 21,272 new units needed in the unincorporated area of
Sacramento County, the majority to low or moderate income
households. North Watt could play a sizable role in siting that
housing, yet has seen less momentum recently in terms of new
housing starts.
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FOLSOM HOUSING MARKET ASSESSMENT :
SUMMARY
Folsom’s General Plan Update, adopted in 2018, created the East
Bidwell Mixed Use Overlay to increase development opportunities
along East Bidwell Street between Coloma Street and U.S. Highway
50, as shown in Figure C-27 (i.e., including the study area noted by
the red arrow, but also a broader part of Bidwell).
The General Plan provides standards for mixed use development
allowing 20 – 30 dwelling units per acre or a floor area ratio of 0.5
to 1.5. Appropriate uses include multifamily housing, shops,
restaurants, services, and offices. Policy LU 3.1.5 encourages new
development along the corridor including both horizontal and
vertical mixed-use with an emphasis on medium- and higherdensity housing. General Plan Policy LU 3.1.6 encourages mixeduse projects that create a walkable, vibrant district.
A review of market data and assessments leads to the expectation
that this study area of East Bidwell Street will continue to be
redeveloped and transformed with new residential and mixed-use
development, especially as the economic impacts of the
coronavirus pandemic transform the retail sector.
Notably, the study area has seen a significant increase in
redevelopment of underutilized sites with affordable housing
development in recent years, including Bidwell Pointe (constructed
in 2018), Bidwell Place (approved in 2020), and Bidwell Studios,
which involved the conversion of the Folsom Lodge Motel to
affordable housing (approved in 2020 and completed in 2021). In
addition, the City applied for funding to construct sidewalks on
Riley Street between Sutter Street and Bidwell Street to improve
pedestrian connectivity between the Central Commercial District
and the Historic District.
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Detailed Housing Indicators: Folsom and
Unincorporated Sacramento County
The following section gives more detailed information on the existing housing
stock, price, etc. Due to data availability, the geography for this section is the
city of Folsom and unincorporated Sacramento County (i.e., broader than the
specific study areas). It presents an indicator for Sacramento County, then for
Folsom, then repeats for the next indicator.

HOUSING TYPES
UNINCORPORATED SACRAMENTO COUNTY
Table 15, to the right, shows the change in housing unit type in Sacramento
County between 2010 and 2019. The Housing Action Plan Chapter includes
program B8, which is intended to increase missing middle housing types such
as duplexes.

HOMEOWNERSHIP
According to 2013-2017 ACS data, the unincorporated County has a near split
of renters and homeowners. Of the total households in Sacramento County,
approximately 56 percent (115,621) are homeowners and 44 percent
(90,012) are renters.
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FOLSOM HOUSING INVENTORY AND SUPPLY
The table below shows comparative data on the housing stock in Folsom (citywide, not just study
area), Sacramento County, and California in 2010 and 2019.

Single family detached housing units account for the
majority of housing in Folsom (71.7 percent). This is
much higher than in the county and state overall.
Multifamily housing with five or more units makes up
the next largest segment of Folsom’s housing stock,
comprising approximately 17.6 percent of the total in
2019. The proportion of multifamily units in this
category decreased slightly from in 2010.
Folsom has a smaller percentage of multifamily housing
than Sacramento County and California. Folsom has a
significantly lower proportion of attached single family
and small multifamily housing (2 to 4 units) than the
county and the state.
The table also shows the number and percentage of
occupied units and the vacancy rate. Both Folsom and
Sacramento County have seen a slight increase in
vacancy rates since 2010 while the statewide vacancy
rate has remained steady. Folsom had a 5.1 percent
residential vacancy rate in 2019, which was much lower
than that of Sacramento County (8.3 percent) and
California (8.1 percent).
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HOUSING STOCK CONDITION
UNINCORPORATED SACRAMENTO COUNTY
The overwhelming majority of housing in the unincorporated area of
Sacramento County was constructed after World War II. Before that time,
only small numbers of residents lived outside the cities of Sacramento, Galt,
Folsom, and Isleton in rural communities and agricultural areas. Beginning in
the 1940s, rapid suburbanization of Sacramento County resulted in the
construction of more than 220,000 dwelling units. Table 16 shows the
number and percentage of dwelling units by year constructed. In
unincorporated Sacramento County, approximately 133,000 units are more
than 40 years old and are the most at risk of becoming substandard.
Approximately another 40,000 units are more than 30 years old and may
show signs of deterioration. Data in this section ends in 2017.
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Survey work on the North Highlands census track (where N. Watt is located)
showed twice the response rate in the ‘not sound’ category compared to
county-wide total. However, the sample size of this survey work was
smaller.
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FOLSOM
Since housing stock age and condition are generally
correlated, one Census variable that provides an
indication of housing conditions is the age of a
community’s housing stock. As shown in Table C-12,
nearly 35 percent of Folsom’s housing stock was 20 or
less years old in 2018. Another 31 percent of the housing
stock was between 20 and 30 years old. Because over 60
percent of the housing units in Folsom were 30 years old
or less in 2020, Folsom’s housing stock is likely still in
relatively good condition compared to communities with
larger shares of older homes. Since 2010, there has been
a net increase of 1,326 housing units in Folsom, almost all
of which are likely in sound condition.

According to the City Code Enforcement Division, less than one fourth of code violations in the
city are residential housing cases. While these cases are generally spread throughout the city,
many occur in the areas with the oldest homes. A majority of the cases are for property
maintenance complaints. Only a very small percentage are in need of major repair. Cases where
housing repairs are needed primarily occur in rental homes and are often related to tenant
landlord issues. According to the City Code Enforcement Officer, substandard housing is a minor
issue for Folsom, and the condition of the City’s housing stock has not deteriorated since the
previous analysis conducted for the 1992 Housing Element, which was conducted in 1991 and
found 88 dwelling units in need of repair. Of the 88 units in need of repair, 58 units needed
minor repairs and 30 needed moderate repairs.
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HOUSEHOLD SIZE
Folsom and Sacramento County (both in single table)
Table C-14 shows average household size (# of people/ household) by tenure for Folsom,
Sacramento County, and California in 2018. As shown in the table, Folsom’s average household
size in 2018 was 2.62 persons, lower than the county average of 2.77 persons and the state
average of 2.96 persons.

Folsom had a lower proportion of large households (five
or more members) than Sacramento County in 2018 (8.4
percent compared to 12.1 percent). Folsom had a near
similar proportion of one- and two-person households as
the county in 2018 (58.2 percent and 57.9 percent
respectively).
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Table C-15 shows the number of bedrooms (dwelling
unit size) by tenure in Folsom, Sacramento County, and
California in 2018. As shown in the table, owneroccupied units tend to be larger in Folsom than in
Sacramento County or statewide. In 2018, 50.8 percent
of owner occupied units in Folsom contained four or
more bedrooms, compared to 36.2 percent in
Sacramento County.
Renter-occupied units tend to have a smaller number of
bedrooms than owner-occupied units. This was the case
in Sacramento County and Folsom in 2018, where only
about 10% of renter-occupied units had four or more
bedrooms, but 25% of renter-occupied units had only
one bedroom (compared to 0.8 percent of owner
occupied units). Based on the information regarding
housing unit and household sizes, Folsom has a much
lower need for large housing units than the county and
state. Folsom has a smaller average household size,
larger housing units, and lower overcrowding rates than
the county and state.
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Housing Affordability
NORTH WATT
The following table shows the affordability of housing in Sacramento County in
relation to income. In January 2020, the median home sales price in all Sacramento
County (including the cities) was $366,700. According to HCD’s 2020 Income Limits,
this home price would only be affordable for moderate- and above moderate-income
households of four people. For an extremely low-income household of four, the
difference between the median home sales price and an affordable price was
$255,669. For a very-low income household of four, the difference was $181,720. For
a low-income household of four, the difference was $70,698. Figure 3 displays the
difference between the median home price and the home price that an extremely low, very low-, or low-income household of four could afford.
In January 2020, the median rent in Sacramento County (including the cities) was
$1,913, according to Zillow Rent Index data. This rent amount would be affordable to
the low-, moderate-, and above moderate income households of four; however, it
would not be affordable to an extremely low-, or very low-income household. For an
extremely low-income household of four, the difference between the median rent and
an affordable rent was $1,265. For a very-low income household of four, the
difference was $834. For a low-income household of four, the difference was $187.
Figure 4 displays the gap between the median rent and the rent that an extremely low, or very low-income household of four could afford.
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FOLSOM
High housing costs can cause households to spend a disproportionate
percentage of their income on housing. Overpayment is defined as
households paying more than 30 percent of their gross income on housing
related expenses, including rent or mortgage payments and utilities. These
households are considered “cost burdened.” A “severe cost burden” is
defined as gross housing costs exceeding 50 percent of gross income.
As shown in Table C-16, 29.2 percent of all households in Folsom had a
housing cost burden greater than 30 percent in 2015. This rate is less than
that of Sacramento County (39.4 percent) and California (42 percent). Only
12.1 percent of all households in Folsom had a housing cost burden greater
than 50 percent in 2015 compared to 18.9 percent and 20.4 percent for
Sacramento County and California, respectively.
As would be expected, housing cost burdens were more severe for
households with lower incomes. Among lower-income households (incomes
less than or equal to 80 percent of the area median family income (MFI)),
73.9 percent of households in Folsom had a housing cost burden greater
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than 30 percent in 2015 compared to 16.7 percent of non-lower-income
households. This rate of housing cost burden for lower-income households
is higher in Folsom than in both Sacramento County (68.9 percent) and
California (69.3 percent).
Rates of housing cost burden were generally greater among low-income
renter households than among low-income owner households. However,
for non-lower income renter households, rates of housing cost burden were
lower than those of owner-occupied households. This trend was common
across the city, county, and the state. In Folsom, 84.2 percent of low-income
renter households paid 30 percent or more of their monthly incomes for
housing costs in 2015, compared to 65.7 percent of low-income owner
households. However, rates of housing cost burden greater than 50 percent
for low-income households were more similar between owners (44.6
percent) and renters (50.3 percent). Among non-low-income households,
the percentage of owner households with housing cost burdens was higher
than renter households (17.3 percent compared to 15.4 percent).
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Housing Costs
NORTH WATT
Home Values
Table 19, to the right, shows the increase in homes values
between 2015 and 2020 in unincorporated Sacramento
County zip codes. The percent increases between 2015
and 2020 widely vary by zip code and range from a low of
28.9 percent in Wilton to 67.8 percent in South
Sacramento.
Note: The ULI ASP N Watt study area is located within
North Highlands.
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Rental Housing Stock
Similar to home values, rental costs also increased
between 2015 and 2020 in unincorporated Sacramento
County according to Zillow Rent Index data. The
percentage increases in rents tended to be smaller and to
vary less widely than the percentage increases in home
values. The percent increases range from a low of 21.2
percent in Antelope to a high of 33.8 percent in South
Sacramento.
Note: The ULI ASP N Watt study area is located within
North Highlands.
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FOLSOM
Figure C-7 shows the median sales prices for homes in Folsom between
March 2010 and February 2020. The median sales price initially decreased
from 2010 to 2012 but has since increased significantly. Between February
2012 and February 2020, the median sales price almost doubled, increasing
by nearly 95 percent, from $287,000 to $559,100. The February 2020 median
sales price was out of reach for both lower- and moderate-income families.

Table C-19 shows the approximate range of sales prices for new residential
developments in Folsom as of March 2020. As shown in the table, prices
range from about $500,000 to $730,000 depending on the number of
bedrooms. Starting prices for new homes currently available are not
affordable for low- or moderate-income households.

Rents vary widely based on the number of bedrooms. One bedroom units
range from about $1,400 to $2,200; two-bedroom units range from $1,400$3,000; and 3-bedroom units range from $1,900 to $3,200. Most of these
rents are affordable to moderate-income households. According to data from
Yardi Matrix, the average rent in Folsom was $1,944 in 2021; a 4 percent
increase from 2020 when the average rent was $1,868.
According to more recent data (March 2022), the average home sales price in
Folsom is $775,000 (50% higher than Sac County average), the average condo
sales price is $517,000 (double Sac County average), the estimated rental
vacancy is 3%, and the average rent is now $2,391 (vs $2,000 Sac County
average). This comes from data shared by City of Folsom.
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Affordable Residential Development on Each Corridor

B. Mutual at the Highlands:

NORTH WATT CORRIDOR

6010 34th Street, North Highlands, CA 95660

Current Affordable Housing: The briefing book prep found three existing
Affordable Housing Projects in or adjacent to the study area:

88 units, 60% of units reserved for permanent housing for unhoused, and
40% serve families earning below 60% MFI.

A. Serna Village:
C. The Courtyards on Orange Grove:
5836 Dudley Blvd., McClellan, CA 95652
3425 Orange Avenue, North Highlands, CA 95660
84 units (mix of one-, two- and three-bedroom units), MFR for the
formerly homeless, built by Mercy Housing and operated by Cottage
Housing.
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78 units for formerly homeless, and 14 workforce housing units, and can
house up to 176 people. Built from former 150 room motel to be
permanent housing for the homeless. The motel had over 500 law
enforcement calls per year before the transformation.
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FOLSOM (CITY WIDE)
The City of Folsom has two
mixed-income or affordable
housing projects recently built
within the Central Business
District. In addition, citywide it
has three affordable housing
projects under construction and
one in the entitlement process.
One project, Bidwell Place
Apartments, is within the Central
Business District. The others are
outside the study area.
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Inside Study Area:
1. Bidwell Place Affordable Apartments (100% Affordable; under construction. APN: 071-0190-061-0000
2. Bidwell Pointe Apartments (Mixed-Income; complete. APN: 071-0190-094-0000)
3. Bidwell Studios (100% Affordable; complete. APN: 071-0190-047-0000)
Outside Study Area:
4. Sage Apartments (100% Senior Affordable; under construction. APN: 072-0270-157-0000)
5. Mangini Place Apartments (100% Affordable; under construction. APN: 072-3370-041-0000)
6. Vintage Apartments (100% Senior Affordable; in entitlement process. APN: 071-0320-042-0000)
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Bidwell Place Affordable Apartments (inside study area):
• Location: 408 East Bidwell Street
• Parcel size: 3.44 acres net
• Proposed number of units: 75
• Gross density: 36.2 du/acre
• Developer: St. Anton
Notes: all 75 units are 80% AMI or less. 69 units are 60% or lower.
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Sage Senior Apartments (outside study area):
• Location: 89 Scholar Way
• Parcel size: 4.16 acres (gross)
• Proposed number of units: 111
• Gross density: 26.7 du/acre
• Developer: LDS Church/USA Properties
Notes: 111-unit senior affordable apartment on 4.16 acres site adjacent to
the existing 16,558 sf LDS Church.
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Mangini Place Apartments (outside study area):
•
•
•
•
•
•
•

Location: 14776 Mangini Parkway
Parcel size: 5.2-acre site
Current land use: MU SP11-1
Proposed land use: MU SP11-1
Proposed number of units: 152
Gross density: 30.4 du/ac
Developer: St. Anton Capital

Vintage Senior Apartments (outside study area):
•
•
•
•
•
•
•

Location: 103 E. Natoma Street
Parcel size: 4.86-acre site
Current land use: BP PD
Proposed land use: BP PD
Proposed number of units: 136
Gross Density: 27.9 du/ac
Developer: Vintage Housing

Note: 150 units are 80% AMI or less

Note: All units are 60% AMI or less. The Folsom Municipal Code allow senior
residential development in BP Zone with a Conditional Use Permit.
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Other Private Development
Retail

detailed market assessment we could find was from 2008. While dated, the
findings seem to align with the general perception for the corridor, of higher

OVERVIEW
NORTH WATT
Retail space along N. Watt is a mix of small shopping centers staggered on
both sides of the corridor, as well as scattered ‘big box’ retail. The big box
retail is concentrated at the southern end of the corridor (near I-80 and the
northern end, near Elkhorn Blvd). The small-scale retail was hit especially
hard by McClellan’s closure; its viability has declined and the corridor now
has large amounts of vacant and underutilized space.
The corridor has an eclectic mix between small independent retail
establishments (such as ethnic food and grocery, auto supply) mixed together

numbers of vacancies and lower rents.
FOLSOM
Retail space in the Central Business District is heavily concentrated towards
food establishments (including a good number of local ‘mom and pop’
restaurants) as well as larger ‘big box’ national retail chains (Target, Lowes,
Walmart, Kohls, 99 Cent Store, etc.) and grocery stores (Raleys, Sprouts, and
Trader Joes). The look at business licenses sees the highest number in the
broad Health/Fitness/Beauty’ category, which includes establishments such
as Rite Aid/CVS, as well as salons and several gyms (data might be skewed a
bit by multiple ‘personal trainer’ sole proprietors, though the analysis did
limit to one record per address).

with national brand name (generally fast food for the small space, and big
box retailers like Walmart or Dollar Tree for the larger spaces). The last

Example of mix of retail 4600 block of North Watt (southern end of study segment)
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RENTS
Data from CoStar suggest retail in Folsom demands a higher rent compared
to nearby sub markets, while having a very low vacancy rate. Note this is for
the full Folsom market (not just the Bidwell/Riley corridor)
Retail Submarket Comparisons: April 2021 data

Market Area
North Watt

Average Monthly
Rent (per sq ft)
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Vacancy

Folsom

2.11

5.4%

El Dorado

1.75

5.7%

Orangevale/Citrus Heights

1.59

8.2%

Gold River/Rosemont

1.43

11.1%

Markets near Folsom
Vacancy

No data available through briefing book
development

Source: CoStar

Markets near North Watt
Sac City

Market Area

Average Monthly
Rent (per sq ft)

1.76

6.3%
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COMPETITION
EXAMPLES OF RETAIL COMPETITION FOR NORTH WATT CORRIDOR

EXAMPLES OF RETAIL COMPETITION FOR FOLSOM CBD

The North Watt corridor is the main thoroughfare for the North Highlands

Located just 2 miles down E. Bidwell from the Central Business District is the

community. There are no other major north-south arterials and few east-

new retail development of the Palladio (and nearby other retail areas such as

west. In other words, there are fewer retail options besides North Watt for

Broadstone Marketplace, Broadstone Plaza and Folsom Gateway). This

the North Highlands community, as the freeway, air base, and railroad tracks

section focuses on the Palladio as an example of other retail options in the

limit access to other retail centers.

general vicinity.

Some of the closer retail centers areas are all on the other side of I-80, such

The Palladio is a partly outdoor, lifestyle shopping mall and is Folsom’s largest

as Auburn Blvd and Madison Avenue. Auburn Blvd closest to Watt has a

retail center (and 6th largest in the region according to the Sac Business

concentration of auto dealerships and furniture stores (i.e., is a specialization

Journal). Its 700,000 square feet and 84 stores have a mix of often luxury

in these two uses serving many in Sacramento County, especially on the more

retailers (more targeted to chain establishments, both national as well as

discount market). Madison on the other side of I-80 has uses serving the

several Sacramento restaurants that often started downtown and now have

freeway traffic (fast food, motel, etc.) and then transitions to more typical

3-4 locations in the region. As their marketing material point to, the average

suburban retail centers (big box anchor tenant plus smaller retail/service

household income within a 5-mile radius is $131,500). While taking a hit

uses).

during the pandemic, retail in the Palladio is very healthy. According to the
Sacramento Business Journal, Palladio sales have been up 20% year-overyear, with 25,000 square feet of new leasing. Built in 2011, the development
was fully leased by 2013.

Madison Avenue

Palladio Development
Advisory Services Panel Briefing Book

Market Conditions and Trends | Other Private Development

Page 65 of 86

Office, Commercial, and Other Uses
Office and commercial use is less prevalent in Folsom’s CBD (as land uses are
almost exclusively in retail and services).
On North Watt, a very different story, as there is a significant mix of public,
quasi-public and industrial uses (combined with the neighborhood and
business-park serving retail).
The campus for AmeriCorps NCCC is off North Watt (as part of the former air
base barracks). AmeriCorps NCCC is a program for 18- to 24-year-olds that do
community-based project work for a service year (though note that while the
NCCC campus is on North Watt, most of the projects are outside of the
region, and across the west. In other words, each west-coast NCCC cohort is
on the North Watt campus only for limited times during the year, as most of
their time is spent on projects through the Pacific region).

The North Watt corridor also has office space for the Department of Human
Assistance, US Forest Service, several churches and schools, and the Northern
California VA hospital and Aerospace Museum both right off the corridor. In
other words, public/quasi-public uses take up a sizeable amount of land in
the study area.
The ‘Triangle District’ portion of the corridor (southwest of the corridor) is
predominantly industrial use. And of course, the 16 million square foot
McClellan Business Park campus is the largest employment center along the
corridor (and one of the largest in the region). The park includes office,
warehousing, retail, R&D, and manufacturing uses (as well as a stillfunctioning runway and aviation service component).

Triangle District Industrial and Warehousing Use (N Watt)

McClellan Business Park (N Watt)

AmeriCorps NCCC Campus (N Watt)
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GOVERNMENT
Type of Government: Roles &
Responsibilities & Key Plan/Policy
SACRAMENTO COUNTY
Form of Government: Sacramento County is governed by a five-member
board of supervisors. Each supervisor is elected by the public on a district
basis. The board of supervisors is responsible for hiring the County Chief
Executive Officer, who oversees the operations of the government.
North Watt Corridor Plan (2012): The plan sets the vision and is meant to
guide investment in the corridor. The plan envisions a shift from the current
auto-oriented nature towards infill development, yet development trends
have not aligned with this vision (see section below on Corridor Plan).
Inclusionary Zoning: Until 2013, the County had an inclusionary program
requiring setting aside 15 percent of new housing for sale or rent at
subsidized rates. However, in 2013, the Board of Supervisors concluded that
the current ordinance was detrimental to the creation of market-rate
housing, and approved lowering to 8 percent. This rate is still higher than
many other regional jurisdictions.
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McClellan Airport Land Use Compatibility: Corridor is subject to McClellan
ALUC. Southwest portion of corridor (Triangle District) faces limitations on
possible uses
McClellan/Watt Redevelopment Area: The McClellan/Watt Redevelopment
Area was established in 2000 by the Sacramento Housing and
Redevelopment Agency (SHRA) and combines the former McClellan Air Force
Base and the Watt Avenue Special Planning Area to allow integration of joint
redevelopment opportunities in the two areas. The redevelopment plan
intends to revitalize blighted properties along Watt Avenue through
renovation and new construction to establish uses consistent with and
supportive of the community vision and the employment center being
developed at McClellan Business Park.
Circulation: Sac County DOT has received a planning grant from Caltrans (CA
DOT), Reimagine Watt, to update the circulation/transportation planning on
corridor.
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FOLSOM
Form of Government: The public elects five City Council members based on
district. The council provides policy direction and financial oversight to the
City Manager, who is accountable to the City Council. With an eye to the
long-term, they guide the direction of the city as careful stewards for the
residents and businesses of Folsom.
Bidwell Mixed Use Overlay: Adopted in 2018, allows for mixed use
development between 20-30 DU/acre, with FAR of 0.5 to 1.5. City is
considering increasing maximum densities and FARs in the Bidwell overlay.
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Inclusionary Zoning: The city’s Inclusionary Housing Ordinance requires all
for-sale residential development projects of more than 10 units set aside 10
percent as affordable (3 percent very low income, 7 percent low income).
East Bidwell Street Complete Streets Corridor Plan: The 2015 plan
recommended spot sidewalk improvements to address connectivity issues,
new midblock crossings. The work considered but did not select a road diet
option. More recently, the City has expressed interest in rethinking the
corridor from a circulation perspective.
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Development Process Snapshot
North Watt Avenue: Zoning

Zoning

Designation

Sub zones created through the North Watt Corridor Plan

DU/acre

20-30 (generally, along mixed-use centers)

FAR

0.5 to 1.5 (generally, along the mixed-use centers)

See North Watt zoning GIS file for more detail
Zoning Change (if required)

Estimated time to complete

Note: Since North Watt is part of the
Estimated cost
Specific Plan Area, there would not be a
rezone, but a SPA Amendment through Does zoning change need
a Zoning Ordinance Amendment.
CEQA analysis?

Subject to scale and scope of land use changes, but estimated at 12-24 months
Subject to scale and scope of land use changes, but estimated at $75,000 to $200,000
Based on size and scale of land use changes, but could require CEQA analysis.

North Watt: Development Costs

Building Permit and
Fees

Estimated time for obtaining permit

4–6 weeks

County building permit fees: estimated cost

$2,000/ du

Estimated impact fees (including other agency costs such as drainage,
Measure A, park, etc.).
Based on 15-unit residential sample project.

$29,000/ du

Total fees (County plus other agencies)

$31,000/ du
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Folsom Central Business District: Zoning

Zoning

Designation

Bidwell Mixed Use Overlay

DU/acre

20–30

FAR

0.5–1.5

Estimated time to complete

Zoning Change (if required)
Note: the East Bidwell Mixed-Use
Overlay allows mixed-use and multifamily so a rezone would not be
required for sites within the overlay.
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Estimated cost

Rezone Only
6 Months
Rezone, Gen Plan and Design Review
9–12 months
Rezone Only
City fees: $9000–$12000
Environmental: $30,000
Rezone, Gen Plan and Design Review
City fees: $15,000–$30,000
Environmental: $80,000–$100,000

Does a zoning change require
public hearings?

Requires two hearings
Planning Commission and City Council

Does zoning change need
CEQA analysis?

Yes, a rezone requires CEQA analysis and is therefore exposed to potential litigation.
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Folsom Central Business District: Development Costs
Estimated time for obtaining permit

6.5–10 months
1. Civil Plan Review and Approval

Process for obtaining development permit

2. Separate Building Plan Check Review and Approval
3. Site Sign Off requires substantial compliance
4. Building Permit Issuance

Building Permits

Does process differ for new construction, rehab, or demo?

Yes, quicker timeline for Demo.

Estimated cost, for typical development (City impact fees)

$33,000 /du for SF
$20,000 /du for MF

Costs from other agencies (countywide Measure A, Regional Sanitation, $21,000 /du for SF
and school impact fees)
$10,000 /du for MF
Total fees (City plus other agencies)
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$55,000 /du for SF
$30,000/ du for MF
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Summary of Current Plans Affecting Study Area
North Watt Corridor
The following plans have been prepared on behalf of the North Highlands
Community and the North Watt Avenue Corridor:
•

North Watt Avenue Corridor Plan (more detail below)

•

North Watt Avenue Corridor Plan EIR

•

North Highlands Town Center Development Code

•

Watt Avenue Complete Streets Improvement Phase 1

•

Watt Avenue at Roseville Road Pedestrian and Bicycle Access
Feasibility Study

North Watt Avenue Corridor Plan Summary
Below gives a summary of the corridor plan, since the disconnect between its
vision and recent development trends is a primary impetus for the ASP.
The North Watt Avenue Corridor Plan, adopted in 2012, sets the vision for
the corridor. In short, the plan envisions a shift from the current autooriented nature towards infill development. The corridor plan (and
associated documents, such as the separate North Highlands Town Center
Development Code) envision three mixed-use, transit oriented centers that
anchor growth in the corridor: Elkhorn District Center, North Highlands Town
Center, and Triangle Gateway District Center. The corridor plan also:
•

Aims to promote urban form through design standards (reduced
parking ratios, increased densities and intensities, mixed-use)

•

Contains a circulation element accommodating multi modal travel,
including future implementation of bus rapid transit

•

Updated the zoning of the corridor (from predominantly low density
residential, general commercial and heavy industrial) to a flexible
Residential Mixed Use 1/2, Commercial Mixed Use, or Transit
Oriented Development in the Triangle Gateway
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In total, the corridor plan accounts for 7,200 potential
new residential units along Watt and 8,000 in the
immediate nearby area, along with approximately 2
million square feet of retail and office (mostly to be
located in the 3 centers). In other words, the North Watt
corridor is planned as a major location for infill growth.
However, a decade after the corridor plan’s adoption,
development is still not aligning with this infill vision for
the corridor. As described in this briefing book, the
corridor still contains substantial vacant, underutilized
parcels. Uses that have been coming into the corridor
(such as storage facilities) are not congruent to the vision
and goals laid out from a planning perspective. This
mismatch between planning objectives and actual
development coming in (or lack thereof) has been a
primary impetus for seeking the ASP.
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Summary of Current Plans Affecting Study Area
Folsom Central Business District and Bidwell Corridor
•

East Bidwell Street Complete Streets Corridor
Plan

•

City of Folsom Active Transportation Plan

•

Real Estate and Market Study

•

Folsom General Plan

•

Folsom Housing Element

•

Zoning Map

•

Land Use Map
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Public Investment
NORTH WATT
Below is a partial list of recent funding going into the
corridor, focused on the regionally administered funding.
I.e., does not include any solely locally-funded
improvements.
Ex of Recent SACOG (Sacramento Region) Funded
Transportation Projects in Project Area:
1. Complete Streets for Watt Ave
2. RT grant for I-80 LRT station
3. North Watt Ave sidewalk gap closure
Complete Streets Improvements: Phase 1 (Community
Design Funding and, more recently, large state award)
2018 Community Design Award
2022 large state competitive award
On the southern end of the study corridor, adds buffered
bike lanes and separated sidewalks (over the I-80 ramp
will be class II), new crosswalks, bicycle detection, and ITS
features, and improved transit stops. The County has $15
million secured for the project between local, regional
and state funds.
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Sacramento Regional Transit District – Reimagine Watt/I-80 Transit Center
Project Community Design
2018 and 2021 SACOG Community Design awards to SacRT
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Project Description: At the Watt/I-80 Transit Center: design the
reconstruction of the transit center’s bus stop waiting areas, stairs, elevator
structures, with placemaking and pedestrian access improvements. On the
Watt Ave. overpass: design wider sidewalks, a transit center monument, a
concrete plaza/pedestrian waiting space, landscaping, and other placemaking
and pedestrian access improvements.
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North Watt Avenue Sidewalk Gap Closure
2021 Award in SACOG Maintenance & Modernization category

Advisory Services Panel Briefing Book

Project description: Between Don Julio and Elkhorn, construct sidewalk gap
closures, extension of culvert within creek, and landscaping.
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FOLSOM
State Housing Grants via SACOG
Local Early Action Planning Grants
1. $50,000 – City-wide Zoning Code Update
2. $15,000 – Development of Multi-Family Objective Design
Standards
Regional Early Action Planning Grants
1. $100,000 Civic Lab – East Bidwell Drainage Study

3. $575,000 – Increase Residential Densities Implementation
Project. To implement the 2021-2029 Housing Element Program,
the City plans to increase maximum allowed densities in the East
Bidwell Mixed Use Overlay, SACOG Transit Priorities Areas, and
the Folsom Plan Area Specific Plan (FPASP) Town Center. As such,
a general plan amendment and associated environmental
analysis is required, as well as a FPASP specific plan amendment
with environmental analysis.
The Folsom City Council has also recently directed resources towards the
Central District through the new Central Business District Revitalization Plan.

2. $90,000– Multi-Family and Residential Mixed-Use Design,
Density and Market Feasibility Analysis
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Other Regulatory Context (that Impacts
Development)

In March 2020, SACOG adopted its final Regional Housing Needs Plan Cycle 6
(2021-2029). Required by State law, the RHNA is part of a statewide statutory
mandate to address housing issues that are related to future growth. The
RHNA allocates to cities and counties each jurisdiction’s “fair share” of the
region’s projected housing needs by household income group over the RHNA
projection period (June 30, 2021, through August 31, 2029).

Per the Land Inventory Chapter of the County’s 2021-29 Housing Element,
the County has a deficit of 142 acres or 2,884 units for lower-income
households. In order to ensure that the County has enough appropriately
zoned land to accommodate the number of lower-income units anticipated in
the Plan, the County must rezone 164 acres (142 acres and a 15 percent
buffer) of land to allow multifamily residential uses by-right, at a minimum
density of 20 units per acre and a maximum density that allows at least 30
units per acre. In addition to ensuring a sufficient supply of zoned residential
land, this goal seeks to encourage residential infill development and to
ensure that master plan communities provide a variety of residential
densities, including RD-30.

The core of the RHNA is a series of tables that indicate for each jurisdiction
the distribution of projected housing needs for each of four household
income groups. The RHNA represents the target number of new housing
units that are needed in the community. The allocations are used by
jurisdictions when updating their housing elements as the basis for assuring
that adequate sites and zoning are available to accommodate at least the
number of units allocated.

As shown in Table C-30, Folsom a total of 6,363 housing units for RHNA for
the period of 2021-2029. The allocation is equivalent to a yearly need of
approximately 776 housing units. Of the 6,363 housing units, 4,396 units are
to be affordable to moderate income households and below, including 829
moderate-income units, 1,341 low-income units, and 2,226 very low-income
units. This represents a 72 percent increase in the lower-income RHNA of the
previous Housing Element (2,072 units).

State Housing Legislation: California Regional
Housing Needs Allocation (RHNA)

Pursuant to the Plan, Sacramento County (unincorporated) must have
appropriate zoning in place to accommodate 21,272 new units. Of these new
units, 4,466 should be affordable to very low-income households, 2,692
should be affordable to low-income households, 4,186 should be affordable
to moderate-income households, and 9,928 should be affordable to above
moderate-income households.
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Airport Commission on N. Watt
One unique land use/planning aspect for the North Watt corridor is that it
falls under the Airport Land Use Compatibility process, in that McClellan is
still an operating airfield.
Development at McClellan Park and the surrounding area community has
been constrained by aircraft noise, preventing the location of noise-sensitive
receptors (such as housing) in areas of the plan affected by 60 dBA Ldn/CNEL
noise contours or greater (the maximum exterior noise level standard for
housing established in the General Plan).
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The new Airport Land Use Compatibility Plan reduces the extent of the noise
exposure, which will open new areas of McClellan Park and the previously
constrained North Highlands community, north of McClellan Park, to
potential new residential and urban development. Noise contours would still,
however, constrain some land uses on the southwest corner of the Corridor
Plan Area (Triangle District). In other words, in the southwest portion of the
corridor, there are uses that are excluded. Yet the remainder of the area can
be developed consistent with the proposed plan.
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GEOGRAPHIC INFORMATION SYSTEM (GIS) DATA AND LINKS
ArcGIS Map Package
The map package of North Watt Avenue and Folsom Central Business District land use with dwelling units and job sector numbers can be downloaded from or
accessed here: https://sacog.maps.arcgis.com/home/item.html?id=b9d9423b6c204e10a2df436e291be420. This map package is built in ArcGIS Pro 3.0 and
requires a GIS application or ArcGIS login to access. If these data are needed in CD or drive format, you can make that request to Jeanie Hong, JHong@sacog.org.
Other GIS resources:
•
•

Sacramento County North Watt zoning map (.mpk file)
Folsom tour path and tour sites (both .kml files)

Advisory Services Panel Briefing Book

Geographic Information System (GIS) Data and Links |

Page 84 of 86

APPENDICES
Appendix A: Corridor Driving Tour Photos and Maps
Appendix B: East Bidwell Corridor Housing Sites, City of Folsom, June 2021: Central Commercial District
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APPENDIX A:

North Watt Photo Resources
•
•
•
•

Map of photo tour
Photo tour reference
Folder with individual project photos
Summary powerpoint of driving tour

Folsom Central Business District Photo Resources
•
•
•
•

Map of photo tour
Photo tour reference
Folder with individual project photos
Summary powerpoint of driving tour
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APPENDIX B:

Source: City of Folsom General Plan 2021-2029 Housing Element, Appendix C
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