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FOREWORD

A Lifetime of Love 
Our story is our history, and our history is diverse.  And without you, there is no me. I remember what 
we’ve come from, and I can see where we’re going. We are made up of excellence.  We are the survivors of 
hard times.  What excellence are we talking about? Here’s the proof: we are nationally recognized and award-
winning bands, professional athletes, business owners, social justice leaders, and derby winners. Our soil creates 
plenty; and our talents produce an abundance. Family, we want to remind you of your potential and your 
vibrancy. Remember our seeds of love, community, and excellence have always been valuable, even through the 
rainy seasons, windy days, and cold nights. Trust us when we say, the fruits of our labor will benefit our families 
and the future we desire. The soil we plant our desires in will yield a prosperous harvest, forever.  I hear the 
next generation got “next.” For them, we must be inspirational. The future is in our collective hands. Go run it 
up and make us proud.  

 From North Sac with love,  
The Community Advisory Committee (CAC) 
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ACTION PLANNING TEAM 

City of Sacramento 
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This project is creating and implementing a 
neighborhood-led and designed ACTION PLAN to 
improve quality of life for the diverse populations that 
live, shop, work, and/or experience the Marysville-
Del Paso Boulevard commercial corridor. 

How is this different from previous plans?  
 This is a process where community members not 
only identify strategies but also receive the resources 
and support to implement those projects.  

 This process prioritizes community leadership and 
provides dedicated implementation funding and  
support from the City. 

PROJECT TIMELINE 

Phase 1 Guiding Questions
What is your vision for a thriving corridor along 
Marysville-Del Paso Boulevard?

PHASE 1
ACTION PLAN  
DEVELOPMENT

2022

Phase 2 Guiding Questions 
What goals and policies should the Action Plan prioritize?  
What resources and partners do we need to take action? 

PHASE 2
ACTION PLAN REVISIONS  
& IMPLEMENTATION 

2023+

Community Organizing, Engagement, and Coalition Building

Community data, priorities, and ideas  
sourced from:
• Review and analysis of past plans 
• Community & Business Interviews/Surveys 
• Community Advisory Committee meetings 
• Community Listening Sessions 
• Meetings/conversations with Community Groups 
• Community “walk-around” audit

Potential Phase 2 Activities 
• Implementation Planning Meetings 
• Community Events 
• Fundraising and Resource Development 
• Community Learning and Capacity Building

After drafting the Action Plan, 
Phase 2 includes ~18 months of  

support for implementation

OUR PROJECT IS GUIDED BY COMMUNITY INPUTS
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CHAPTER 1:

ABOUT THE 
CORRIDOR
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MARYSVILLE & DEL PASO 
BOULEVARD IS 

HOME  TO UNIQUE 
COMMUNITY ASSETS. 

There are a variety of uses and  
community assets along the corridor.  

This slide highlights some identified  
as favorites in the community survey. 
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CHAPTER 2:

VISION FOR THE 
CORRIDOR
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BENEFITING FROM DECADES OF WISDOM TO STRATEGICALLY IDENTIFY 
ACTIONS AND THE NEEDED RESOURCES. 
Since 1992, the City of Sacramento, professional organizations,  and other local governmental agencies have 
conducted more than 15 studies on the North Sacramento area or neighborhoods contained within the 
boundary.   We approach this action plan with an understanding of the historical context and resulting issues 
along the corridor, which persist in part because many previous studies lacked dedicated funding and support 
to invest in the corridor.  This action plan will attempt to acknowledge and fill in the gaps, prioritizing building 
community collaboration, expertise, leadership, and power.

A healthy corridor will  
encourage new investment  
& redevelopment in  
North Sacramento. 
 

VISION FOR A HEALTHY CORRIDOR

01
MEETING HOUSING 
NEEDS

03
ACCESSIBILITY

02
SUPPORTING LOCAL
BUSINESSES

04
COMMUNITY
BEAUTIFICATION

05
COMMUNITY
DECISION-MAKING
PROCESS

Marysville Boulevard Urban 
Design Plan, 1998

Norwood Area Circulation & 
Infrastructure Plan, 2007 

North Sacramento  
Community Plan, 2015

Reaching New Heights in 
Del Paso Heights, 2015 

McClellan Heights and Parker Homes 
Land Use and Infrastructure Plan, 2007 

Ben Ali Strategic Neighborhood 
Action Plan (SNAP), 2009 

Hagginwood SNAP, 
2009 
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PLAN FRAMEWORK
Community members have a vision for the future.  Based on community priorities, Forward Together identified 
four primary action areas. We identify challenges and opportunities related to how diverse populations live, 
work, shop, and experience the Marysville- Del Paso Boulevard commercial corridor. 

As part of our outreach efforts, we received over 200 responses to our community survey and 30 responses 
to our business survey, conducted a town hall, and collected feedback from community members throughout 
the action planning process. 

Hundreds of visions, comments, suggestions were recorded from past planning efforts and collected 
through our outreach.



C O M M U N I T Y  P RO F I L E  R E P O RT

LIVE
Create and preserve affordable housing and home  
ownership opportunities for residents.  

Residents are proud to live in Marysville- Del Paso and are invested in staying in the 
community long-term.

“This is my home and my kids 
love it here! We are Pacers for 
life!”  
- Marysville - Del Paso Blvd. Resident
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LIVE
PROPOSED HOUSING DEVELOPMENTS 
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LIVE
Rent and other economic pressures are a concern for residents who are living in the 
study area. Rising rents have not kept pace with incomes in the area.   Lower incomes also 
reduce homeowners’ ability to upkeep, reinvest, and stay in their homes. 

“The community is changing fast and getting more expensive.” 

“The cost of living is rising, yet the conditions of the neighborhood continue to 
deteriorate.” 

“There is a larger disparity between newly developed communities and more 
established ones.” 

 - from Residents at Community Listening Sessions 

FROM 2010 TO 2020…
There are fewer lower-income residents and 
affordable options in the area

The number of higher-income residents and 
units is increasing 
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LIVE
DEFINITIONS

Gentrification:  
Gentrification is the process by which higher 
income households displace lower income resi-
dents of a neighborhood, changing the essential 
character of that neighborhood. Often, though 
not always, gentrification has a very clear racial 
component, as higher income white households 
replace lower income minority households.

Example: New luxury apartments attract higher 
income residents. This migration can put pressures 
on surrounding housing and businesses to become 
more expensive. 

Displacement*:  
Displacement occurs when certain groups of 
individuals or households (often low-income) are 
forced to move from neighborhoods as a result of 
rising housing costs and neighborhood conditions 
associated with new investments in those  
neighborhoods. 

Example: A new landlord purchases property and 
raises the rent. Residents are unable to  
remain in their home and are forced to find  
more affordable housing.  
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CONSIDERATIONS FOR ACTION

• Increase access to home ownership and provide existing  
homeowners with financial support for home improvements 

•  Preserve affordable options for tenants and connect them with  
resources to advocate for their rights 

•  Prevent gentrification and displacement of residents  

•  Provide services and support for unhoused populations 

•  Encourage the production and preservation of affordable and  
market-rate housing 

Demographic shifts may indicate early gentrification pressures and neighborhood change.
Affordable housing is a top priority for investment after restaurants, shopping, and night-
life desired for the Marysville - Del Paso Corridor. 

LIVE
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WORK
Foster and retain businesses and employers that provide living-wage 
jobs and career growth opportunities for workers in the community. 

A few industries provide a large portion of employment, demonstrating an opportunity 
for more diversity in jobs at all skill levels.
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Many local businesses have a strong desire to stay in the area, demonstrating close ties 
with the community and have been serving the residents of the community for many 
years.  

More than 50% of the businesses surveyed 
shared that the physical environment along 
the corridor has deteriorated significantly, 
especially with the increase in vacant lots. 

Potential Risks of Commercial 
Gentrification and Displacement:  
• The overall concentration of  

businesses along the corridor slightly 
decreased from 2000-2019 

•  The corridor is a hub of minority- 
owned and small businesses  

• The proportion of minority  
businesses in the Study Area  
decreased from 2000-2019 

WORK

What drove businesses to locate along the 
corridor and why is the corridor unique? 

“Busy street and walking distance for people in 
our community.”  

“Good customer base as well as past customers.”  

“Grew up and wanted to come make a difference 
here.” 

“Location gets a lot traffic and its good for 
business.”  

“Low rent” [opportunity for businesses to operate 
in the area]. 

- Business Survey Respondents  

A CHANGING BUSINESS ENVIRONMENT

58%
Of businesses surveyed are 
somewhat or very concerned 
about being able to remain 
in business
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WORK
Investment in the future of businesses and owners is needed to build on the legacy of 
the corridor. 

Data from ACS (2015-2020), Listening Sessions (2022), Emsi, U.S. SBA (2022), and Business Survey (2022).
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WORK

CONSIDERATIONS FOR ACTION

• Invest in street and pedestrian infrastructure to draw more foot  
traffic to businesses  

•  Beautify the landscape, update storefront facades, and invest in tenant  
improvements to strengthen the business environment  

•  Develop a marketing campaign that is geared toward supporting  
local businesses  

• Connect businesses to more established business networks and resources   

• Bring more businesses that will hire local workers and provide workforce 
training to increase employment opportunities

 

Compared to the City, North Sacramento businesses received a disproportionately 
smaller amount of federal Paycheck Protection Program (PPP) loan dollars in 2020 and 
2021.



F O RWA R D  TO G E T H E R

SHOP
Create an inclusive retail corridor that meets the various  
shopping and entertainment needs of the community. 

Del Paso-Marysville Blvd. is the main shopping corridor in the study area but has seen 
limited retail growth, leading to shopping amenities that do not fully meet community 
needs. Of the residents and visitors who participated in the community survey, most feel 
retail offerings along the corridor are very limited.  

Area has seen 3.5% Retail Inventory Growth in the last 10 years (Citywide = 3%) 

Consistent with City trends, the Del Paso-Marysville commercial cor-
ridor remains active but has experienced very little new retail growth 
in the last decade. New building deliveries in the area primarily include 
discount retail chains and small auto dealerships. 
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Corridor Segments 
Each segment along the corridor has a unique feel and shopping experience depending 
on the physical and retail conditions of the segment. 
 
The following slides describe the different retail experiences along the corridor based on 
four different segments.

SHOP
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Segment #1: Interstate 80 to Arcade Blvd. 
Transitioning from mostly industrial uses on the other side of the interstate,  
Segment 1 includes a mix of auto repair shops and other general merchandise stores, 
in addition to a grocery store. Vacancy rates remain low due to very limited retail space 
available in this segment and lower rents compared to the rest of the city.  

 

  

SHOP

Segment Stats:  
27 Retail properties 
1.3% Retail vacancy rate (Citywide = 7%) 
$20.33 Average retail rent/sf (Citywide = $21.67) 
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Segment #2: Arcade Blvd to Glenrose Ave. 
Segment 2 includes very limited retail and businesses along the corridor, with mostly 
single-family residential and churches located along the corridor.    

SHOP

Segment Stats:  
9 Retail properties 
0% Retail vacancy rate (Citywide = 7%) 
$19.06 Average retail rent/sf (Citywide = $21.67) 
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Segment #3: Glenrose Ave. to Arden Blvd.
Segment 3 experiences the most consumer traffic with a higher presence of general 
merchandise shops and stores centered around the El Camino intersection and  
anchor stores, such as the Grocery Outlet and O-Reilly Auto Parts.  

SHOP

Segment Stats:  
45 Retail properties 
1.7% Retail vacancy rate (Citywide = 7%) 
$17.08 Average retail rent/sf (Citywide = $21.67) 
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Segment #4: Arden Blvd. to Highway 160
Segment 4 includes more retail spaces with local shops and businesses that create a cu-
rated shopping space near community staples such as Stoney’s and the Iceland  
Skating Rink. Vacancy rates throughout this segment remain higher than the other  
segments due to more retail space that is available, but not being leased.  

SHOP

Segment Stats:  
26 Retail Properties 
5.1% Retail vacancy rate (Citywide = 7%) 
$16.55 Average retail rent/sf (Citywide = $21.67)  
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There is an opportunity to repurpose vacant lots to promote more vibrancy along the 
corridor.  

Over 40 vacant sites along 
the corridor. 

 Segment 1: I-80 to Arcade Blvd. 
Approximately 17 vacant sites along 
the corridor | Most of the vacant lots 
are at the northern segment of the  
corridor, at the “entrance” to the  
community.  

 Segment 2: Arcade to  
Glenrose Ave. 
Approximately 6 vacant sites along the 
corridor | Residential units are mostly 
represented in this segment, with little 
vacant lots that can be used for  
commercial uses.  

 Segment 3: Glenrose Ave.  
to Arden Blvd. 
Approximately 11 vacant sites along 
the corridor | Even with the most  
business activity, this segment is still  
challenged by the presence of vacant lots.     

Segment 4: Arden Blvd.  
to Hwy 160 
Approximately 9 vacant sites along the 
corridor | Vacant lots are also located at 
the southern “entrance” to the corridor.  

SHOP

Note: Vacant Lots = Properties that have no existing 
buildings and are empty lots. Does not assume all vacant 
sites are zoned for commercial uses. 
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In addition to basic amenities and goods, the community also desires more social spaces 
for entertainment and nightlife in the study area.  

46% 
Of respondents surveyed said 
they want to see more shopping, 
restaurants and nightlife along  
the corridor to create more  
opportunities for social gatherings.  

Residents are visiting and  
shopping at other local and  
regional destinations to serve their 
shopping and entertainment needs. 

Restaurants  
Supportable Square Feet: 47,000 – 50,000 

 Unique Shopping Retailers  
Supportable Square Feet: 40,000 – 45,000 

 Health & Personal Care Stores 
Supportable Square Feet: 20,000 25,000 

 Clothing Stores 
Supportable Square Feet: 20,000 – 25,000 

Furniture & Home Stores  
Supportable Square Feet: 10,000 – 15,000 

Home and Garden Supply Stores  
Supportable Square Feet: 10,000 – 15,000 

Sports and Hobby Stores 
Supportable Square Feet: 5,000 – 10,000 

 

For certain retail types, residential demand for these goods are not being met by the 
current supply of retail:  

The study area needs to at-
tract retailers that provide 
both basic goods and ser-
vices along with providing 
amenities for more  
experiential shopping. 

SHOP

Though the retail leakage analysis does 
not show a need for grocery stores due to 
existing local and ethnic markets, the com-
munity expressed a need for more large 
chain grocery stores that serve all needs and 
groups. Retail leakage is when there is unmet 
demand in the current supply of retail.

MOST
NEED
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The current user experience along the corridor is very limited and does not provide a 
variety of shopping and entertainment experiences.  

SHOP

Top 4 Responses for what the community would 
like to see more of along the corridor:

“We need decent restaurants, a bigger 
grocery store, a hardware store, and a safer, 
more inviting Del Paso Blvd so folks will 
start supporting businesses again”

“Iceland and Stoney’s should be 
strengthened…”

“I would like to see the vacant  
properties filled with life.” 

“Attract more anchor stores, such as 
Target”

- Community Survey Respondents 

CONSIDERATIONS FOR ACTION

• Foster more of a variety of local shopping and restaurants that will draw 
nearby residents, including larger anchor tenants  

•  Develop additional recreational and entertainment spaces that foster a  
holistic corridor shopping experience and coworking spaces 

•  Create more pride along the corridor through targeted marketing  
campaigns to attract more visitors  

•  Reinvigorate community staples that are iconic to the corridor  

• Activate vacant sites and storefronts to pilot community-informed 
retail and dining models   
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The corridor has strong and unique assets that the  community is proud of and wants to 
preserve.  

EXPERIENCE
Foster inviting spaces and experiences where residents,  
workers, businesses, and visitors can gather. 
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Residents desire safe, clean, and beautiful community spaces that enhance existing assets.  

EXPERIENCE

40%
Of survey respondents identified  
the need to increase safety  
measures along the corridor  
make it more of a safe space  
for residents to come together  

“Bring back pride into the community.” 

“Create social spaces that are safe and 
attractive.” 

“It would be nice to utilize some of the 
abandoned fenced off lots for open 
park like spaces near the restaurants 
where people can hang out/ study/ relax. 
Maybe plant some trees.” 
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In addition to improving the walkability and bikeability of the corridor, transportation 
infrastructure is critical to encourage corridor use. 

EXPERIENCE

CONSIDERATIONS FOR ACTION

• Invest in and support Marysville as a transit and bikeway center 

• More recreational and entertainment spaces that foster a holistic gather-
ing and community spaces 

• Better connectivity between places along the corridor and surrounding 
neighborhoods  

• Clean and safe environment that provides opportunities for youth to en-
gage 

• More family friendly spaces, including mixed-use live, work, play spaces 

CHARACTERISTICS 
• 5 light rail stations in the Study Area 
• Community ask for more frequent transit,  

and bus lines 
• Proximity to Sacramento Northern  

Bike Trail



F O RWA R D  TO G E T H E R

There is powerful momentum 
in the community today to build 
off the unique assets that have 
shaped the community and lift  
up residents, workers, businesses 
and community partners to  
invest in and take pride in the 
community they call home and 
move forward together.
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EXPERIENCESHOP

LIVE WORK

CONSIDERATIONS FOR ACTION 

Community voices have been heard and they are ready for movement. 

• Increase access to home ownership and 
provide existing homeowners with financial 
support for home improvements 

•  Preserve affordable options for tenants and  
connect them with resources to advocate for 
their rights 

•  Develop resources to prevent gentrification 
and displacement of residents  

• Provide services and support for unhoused  
populations 

• Encourage the production and preservation 
of affordable and market-rate housing

• Foster more of a variety of local shopping 
and restaurants that will draw nearby resi-
dents,  
including larger anchor tenants  

•  Develop additional recreational and  
entertainment spaces that foster a holistic  
corridor shopping experience and coworking 
spaces 

•  Create more pride along the corridor 
through targeted marketing campaigns to 
attract more visitors  

• Reinvigorate community staples that are 
iconic to the corridor  

• Activate vacant sites and storefronts to pilot 
community-informed retail and dining models  

• Invest in street and pedestrian infrastructure to 
draw more foot traffic to businesses  

• Beautify the landscape, update storefront facades, 
and invest in tenant improvements to strengthen 
the business environment  

• Develop a marketing campaign that is geared  
toward supporting local businesses  

• Connect businesses to more established business 
networks and resources  

• Bring more businesses that will hire local  
workers and provide workforce training to  
increase employment opportunities 

• Invest in and support Marysville as a transit and 
bikeway center 

• Create more holistic gathering and community 
spaces 

• Better connect place and the surrounding  
neighborhoods  

• Foster more clean and safe environments that pro-
vide opportunities for youth to engage 

• Create more family friendly spaces, including mixed-
use live, work, play spaces
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The following pages outline ideas sourced from and inspired by community members at events, 
community meetings, listening sessions, and during community advisor meetings between May 
and September 2022.  

Community members had the opportunity to vote on their top priorities for improvements to 
the corridor in an online survey and at community events from October to December 2022. 
Based on this community feedback, we developed a series of actions for consideration that 
correspond to the issues identified in the Community Profile Report.   

The following slides include summaries of major considerations as well as the initial lists of 
possible actions for further deliberation and development by the Forward Together team and 
community members.  

This list does not reflect a final list of actions or priorities and will be adapted as further 
community input is gathered.

CHAPTER 3:

ACTION PLAN 
PROCESS  

Methodology & Summary  
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Community members had the opportunity to vote on their top priorities for improvements to 
the corridor in an online survey and at community events from October to December 2022.  
This table summarizes the total number of votes collected from community members at 
in-person events as well as via the online survey, organized by “goal.” Language as shown in the 
prioritization survey documents is reflected in the “source text” column. 

Community Prioritization Results
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LIVE

CHALLENGES & OPPORTUNITIES 

• Community members are concerned about 
rising housing costs and the lack  
of housing and support for unhoused 
neighbors.  

• Demographic shifts over the past ten years 
may indicate early signs of gentrification and 
unwanted neighborhood change.

CONSIDERATIONS FOR ACTION 

• Increase access to home ownership  
and provide existing homeowners with 
financial support for home improvements .

• Preserve affordable options for tenants and 
connect them with resources to  
advocate for their rights .

• Develop resources to prevent  
gentrification and displacement of  
residents. 

 
• Provide services and support for  

unhoused populations. 

• Encourage the production and  
preservation of affordable and  
market-rate housing .
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CHALLENGES & OPPORTUNITIES 

• Businesses have concerns about remaining 
open because of increased operating costs, 
poor physical conditions, and decreased foot 
traffic. 

• Businesses and workers are looking for  
resources and opportunities to find work or 
continue to operate in the study area.  

CONSIDERATIONS FOR ACTION 

• Invest in street and pedestrian  
infrastructure to draw more foot  
traffic to businesses.  

• Beautify the landscape, update  
storefront facades, and invest in  
tenant improvements to strengthen  
the business environment.  

• Develop a marketing campaign that is geared 
toward supporting local businesses.  

• Connect businesses to more established 
business networks and resources. 

• Bring more businesses that will hire  
local workers and offer employment  
opportunities at all skill levels. 

WORK
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CHALLENGES & OPPORTUNITIES 

• Current offerings along the corridor are 
limited and do not provide a variety of 
shopping and entertainment experiences.  

• In addition to basic amenities and goods, the 
community also desires more social spaces 
for entertainment and nightlife along the 
corridor. 

CONSIDERATIONS FOR ACTION 

• Foster more of a variety of local  
shopping and restaurants that will draw 
nearby residents, including larger anchor 
tenants.  

• Develop additional recreational and  
entertainment spaces that foster a  
holistic corridor shopping experience  
and coworking spaces. 

• Create more pride along the corridor 
through targeted marketing campaigns  
to attract more visitors.  

• Reinvigorate community staples that are 
iconic to the corridor.  

• Activate vacant sites and storefronts to pilot 
community-informed retail and dining models.  

SHOP
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CHALLENGES & OPPORTUNITIES 

• Residents desire safe, clean, and beautiful 
community spaces that enhance existing 
assets.  

• Residents named basic infrastructure 
investment needs that would make them feel 
safe – ranging from sidewalks, road crossings, 
increased public transportation, lighting, and 
more. 

CONSIDERATIONS FOR ACTION 

• Invest in and support Marysville as a  
transit and bikeway center .

• Create more recreational and  
entertainment spaces that foster a holistic 
gathering and community spaces. 

• Better connect place and the  
surrounding neighborhoods. 

• Foster more clean and safe environments 
that provide opportunities for youth to 
engage .

• Build more family friendly spaces,  
including mixed-use live, work,  
play spaces. 

EXPERIENCE
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Sources: Claritas Spotlight, CBRE, Retail Maxim, HR&A Assumptions 

Methodology: Using the Claritas data which provides retail spending potential and current sales for the study area, HR&A 

then adjusted for % of online sales spending and average sales per square feet to estimate the total supportable SF of 

retail for the study area.  

Note: Grocery stores are showing a fairly small surplus which accounts for the local markets and off-chain grocery stores 

that are located in the corridor however this does not necessarily demonstrate the need for more large chain and high-

er end grocery stores that cater to all groups. Current grocery stores/markets in the study area: Viva Supermarket, New 

Arcade Market, Bonfare Market, King’s Supermarkets, Grocery Outlet, T&Y Market, Super X Market, Pothong Market, La 

Victoria Supermercado.  

 

Appendix 1: Retail Leakage Analysis  
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Vacant Land Parcels 
777 in total, with many along the Marysville-Del Paso Blvd. Unused 
land contributes to the abandoned feel of the corridor.   

Single Family Residential Prevalence 
Area surrounding study area has limited density options. 

Irregular Land Patterns and Uses 
The area’s history of unregulated development and late annexation 
is still seen today, with long blocks and irregularly shaped land par-
cels.  

Inadequate Infrastructure & Aging Buildings 
North Sacramento’s infrastructure was developed primarily during 
the post-WWII era. The area is also physically disconnected from 
the rest of Sacramento due to highway construction. The area’s 
infrastructure needs additional investment.  

Environmental Challenges from Damaging Historical Uses 
The industrial legacy of the area has resulted in several hazardous 
waste cleanup sites. Historical presence include junkyards, industry, 
gas stations, and oil repositories. 

There is a Land Use Memo document with further information on the above 
challenges and levers.  

Data from Land Use Memo (2022)

Appendix 2: Land Use Challenges & Levers 

These levers are examples of 
tools that can encourage new 
investment and redevelop-
ment in North Sacramento. 

POSSIBLE LAND USE LEVERS 

01
CAPITAL 
INVESTMENT

03
INCENTIVES 

02
ZONING 
AUTHORITY

04
SUBDIVISION  
AUTHORITY

05
VACANT LAND  
DISPOSITION 
STRATEGY 



F O RWA R D  TO G E T H E R

Appendix 2 Continued:  
City Control over Levers 
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