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I.

INTRODUCTION

PURPOSE OF THE REPORT
Over the last 50 years, Downtown Truckee has transitioned from a center for local shopping to
an entertainment-oriented2 retail district aimed at a mix of visitors and locals. The Railyard
Master Plan is poised to bring another significant change to the Downtown, in the form of a large
mixed-use development. As in many small towns, local merchants and residents have concerns
about the changes occurring in Truckee, and particularly about the impacts of the Railyard
Master Plan on the existing Downtown and the broader community. The Town of Truckee
retained Strategic Economics to evaluate the potential economic impacts of the proposed
Railyard Master Plan development on the Downtown and on the community as a whole. These
impacts are assessed in the context of the transitioning Downtown and the specific concerns
raised by local residents and business owners. The Town also requested that Strategic
Economics identify possible competition with other new or planned developments throughout
the Town of Truckee.
PROJECT DESCRIPTION
The Railyard development is envisioned as a pedestrian-oriented, mixed-use development
extending eastward from the current Downtown. The implementation of the Railyard
development will be guided by the Railyard Master Plan.3 The Railyard Master Plan is a
cooperative effort between Holliday Development (the developer) and the Town. The maximum
allowable development for the plan includes:
•
•
•
•
•
•
•

70,000 square feet of retail space
20,000 square feet of grocery store
1,000-seat movie theater
570 residential units, including a maximum of 165 live/work units and 125 work/live
units4
15,000 square feet of office space
60-room hotel
25,000 square feet of civic building space

2

For the purposes of this report, the term “entertainment-oriented” refers goods and services that consumers purchase
for pleasure and recreation (such as gifts, art, or a fine dining experience), rather than out of need (groceries, cleaning
supplies and hardware).
3
The Truckee General Plan and the Downtown Specific Plan contain policies that require the preparation of a Master
Plan for the Railyard Area.
4
Live/work units are intended to be used primarily for residential purposes, with work as the secondary purpose.
Work/live units are intended to be used primarily for work, with a secondary residential purpose. Development and
use standards vary slightly between the unit types.
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These numbers represent the maximum possible build-out of the Railyard project. Actual
development will be based on the findings of the Draft Environmental Impact Report currently
being reviewed and on future market conditions. In addition, construction will be phased over a
15 to 20 year time period, with the first phases (1A and 1B) scheduled for completion in 2-5
years.
Table 1: Phased development of the Railyard Master Plan
Live/Work or
Residential
Retail
Work/Live

Office

Phase 1A

36 units

17,000 sf

7 units

n/a

Phase 1B

34 units

10,000 sf

22 units

n/a

Future Phases

210 units

43,000 sf

261 units

15,000 sf

Total

280 units

70,000 sf

290 units

15,000 sf

Other
52 room
boutique hotel
16,000 sf
theater
20,000 sf
grocery store
25,000 sf civic
building
Hotel, theater,
grocery store
and civic
building

Source: Railyard Master Plan

STUDY APPROACH
Since the 1960’s, Truckee has been slowly evolving from an industry town driven by logging
and the railroad, to a tourist destination shaped by the seasonality of outdoor sports. Nestled in
the Sierra Nevada Mountains and just 10 miles from Lake Tahoe, Truckee has attracted seasonal
tourists and a burgeoning second home community. As the Town continues to change and grow,
there is a general sentiment throughout Truckee that the unique character and vitality of the
Town should be preserved.
In order to reflect Truckee’s unique circumstances, this report weaves the elements of a
traditional economic analysis, such as demographic and sales data, with more nuanced
qualitative findings. The analysis is tailored to address the specific concerns of the Downtown
business community. Information from stakeholder interviews, case studies and two public
workshops were used to identify issues important to the community, and to provide depth and
clarity to the potential impacts of the Railyard development on the historic Downtown, and the
Town of Truckee as a whole.
This report includes the following sections:
Historic and Demographic Overview

The impacts of the Railyard Master Plan will be shaped by the retail context in which the project
is developed. This section sets the context by exploring the origins of Downtown Truckee, and
the ways local, regional and national retail trends have influenced its evolution. The
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demographic portion provides a quantitative look at the shifting composition and consumer
preferences of Truckee’s full time and visitor populations.
Current Retail Performance Assessment and Leakage Analysis

This section assesses the current composition and performance of Truckee retailers. Along with
the projection for future retail demand, this assessment provides direction on the types of retail
stores that might perform well in the Railyard development. This section also looks at the
competitive landscape for retail in Truckee, both within the Town and in neighboring
communities. Planned and proposed projects within the Town are also considered in this
analysis.
Case Studies

This section examines the real-life experiences of towns struggling with opportunities and
challenges similar to those of Truckee. Although no town could mirror Truckee exactly,
Strategic Economics incorporated the suggestions of Truckee locals to identify the case study
towns.
Impact Analysis and Findings

This assessment takes a three-pronged approach to identifying the impacts of the Railyard
Master Plan. The first part of the assessment examines three factors important to the future of
the Downtown: the changing nature of retail in the Downtown, the current functional problems
in the Downtown, and the developments planned and proposed throughout Truckee. Next, the
composition and phasing of the Railyard Master Plan are laid out, and the potential impacts of
each land use are addressed. Finally, the assessment focuses on the impact of the Railyard
Master Plan as a whole on areas of concern identified by community members. This section
addresses the impacts of the development as a whole on rents, competition and the mix of retail
stores in the Downtown, as well as the competitive advantage and historic character of the
Downtown, and the smart growth goals of the Town.
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II.

EXECUTIVE SUMMARY

HISTORICAL CONTEXT
As the proposed Railyard Master Plan project will be an extension of Truckee’s existing
Downtown, an understanding of the different forces at work in the evolution of Truckee is
critical to assessing the potential impacts of the Railyard Master Plan. The Truckee area was
first settled in the mid-nineteenth century, as the logging industry emerged alongside the
expansion of the Transcontinental Railroad. When the logging industry entered a period of
decline in the mid-twentieth century, winter sports began to gain popularity in the region, and the
advent of the1960 Winter Olympics in Squaw Valley established the area as a winter sports
destination. At the same time, other outside factors began to re-shape Truckee. The construction
of Interstate 80 brought easy access and freeway-oriented retail to the Town. As a result,
Downtown Truckee evolved from a center for local shopping to an entertainment-oriented retail
district, as residents began driving 30 miles to Reno to shop for many daily-needs goods.
DEMOGRAPHIC OVERVIEW
Once a working-class town, today Truckee residents are older and wealthier, on average, than
those in the surrounding County or State. Psychographic data indicate that many wealthy
residents fled the city and suburbs in search of a rural lifestyle, but continue to seek the luxury
goods previously available to them. Although many residents still travel to Reno in search of
daily-needs goods, the more affluent residents have created a demand for upscale and specialty
goods in Truckee.
Visitors to Truckee have incomes similar to those of Truckee residents. Like the residents,
almost half of all visitors to Truckee have a household income over $70,000 per year. The mix
of wealthier residents and visitors has created a demand for upscale restaurants and boutiques.
Although there is a perception that these businesses primarily serve visitors, the demographic
and psychographic data indicate that both residents and visitors alike have a demand for upscale
restaurants and boutiques. Interviews with local merchants suggest that local residents tend to
offer more support to restaurants, while visitors are more likely to patronize upscale boutiques.
RETAIL ASSESSMENT
Truckee lies within the trade area of Reno, Nevada, and competes heavily with Reno for
residential retail spending. Many residents drive to Reno to shop for daily needs at discountoriented big box stores. Truckee also shares a trade area with the Northstar and Squaw Valley
ski resorts, and the North Lake Tahoe communities. Truckee competes with these resorts and
communities for visitors and local resident spending.
Although retail sales in Truckee have risen in the last decade, the rate of growth has slowed in
recent years, and per capita retail sales have fallen steadily since 2000. The majority of retail
sales in Truckee are in the Food Stores category, followed by Eating and Drinking Places.
General Merchandise and Other Retail Stores account for a relatively small proportion of
Truckee’s total retail sales, when compared with proportional sales in the State of California.
8
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For the purposes of this report, Truckee is divided into four distinct subareas: Downtown
Truckee, Western Truckee, Northeast Truckee and Southeast Truckee. The majority of sales
occur in Western and Downtown Truckee. These two subareas occupy distinct retail niches
within the Town. Downtown Truckee is home to small, locally-owned specialty shops and
restaurants, which are primarily entertainment-oriented retailers, which means they offer goods
and services that consumers purchase for pleasure and recreation (such as gifts, art, or a fine
dining experience), rather than out of need (groceries, cleaning supplies and hardware). Western
Truckee has more local-serving retailers, many of which are located in strip shopping centers.
Strategic Economics estimates that there is currently a modest level of unmet demand in all retail
categories. Demand is expected to rise significantly in coming years, however, and by 2022
Truckee is projected to be able to support between 293,952 and 359,274 additional square feet of
retail, given more conservative or more aggressive rates of growth. The categories Other Retail
Stores, Food Stores and Eating and Drinking Places are projected to have the highest levels of
future demand in Truckee.
There is currently 377,243 square feet5 of new retail and retail/office space approved or under
review by the Town, not all of which is expected to be built. If retail demand is lower than
projected, or more retail space is approved and built in the next 15 years, it is possible that the
supply of retail in Truckee will outstrip consumer demand. Although the economic downturn
may prevent some of the planned retail from being developed, the Town should take a
conservative approach in approving new retail to ensure actual development does not outpace
demand.
IMPACT ANALYSIS
The Railyard Master Plan has the potential to improve the cultural, social and retail experience in
Downtown Truckee, provide an economic boost to existing businesses by drawing more locals
and visitors to the historic core. New shops and restaurants in the Railyard development can
bring critical mass to the Downtown and increase visibility, foot traffic and sales for existing
businesses. The introduction of continuous sidewalks, ample parking and a stronger community
presence will also benefit local merchants, particularly those that have already found success in
the Downtown. Although the Downtown may never return to its roots as a full-service retail
center, it has the potential to serve both residents and visitors alike as a destination for
restaurants, shopping, entertainment and cultural opportunities. The shift to an entertainmentoriented Downtown is in line with national retail trends, as many traditional downtowns, like
those in Bend and Telluride, develop new economic identities in response to competition from
big box and formula retailers. The biggest threat to the Railyard Master Plan and the existing
Downtown is an oversupply of retail outside of the Downtown, and the Town should consider
taking a conservative approach when approving new retail outside of the Downtown to help deter
this threat.

5

This does not include the Railyard Master Plan project.
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III. HISTORIC AND DEMOGRAPHIC OVERVIEW
Truckee’s built environment is a reflection of its history and the residents who have created it.
This section examines the forces that have shaped Truckee over time and the more recent
demographic changes that continue to inform its economic and cultural landscape. These forces
will shape both the development that results from the Railyard Master Plan and its potential
impacts on the community.
HISTORICAL CONTEXT
The Town of Truckee was first settled in the mid-19th century along the newly built
Transcontinental Railway. A small downtown sprung up around the train station, populated by
saloons, restaurants, dry goods stores, hotels and a post office. Although it burned to the ground
and was rebuilt several times,6 the Downtown has remained the civic and social heart of the
Town.
Logging and ice harvesting were Truckee’s main industries until the early 20th century, when
winter sports became increasingly popular. In 1960 the Winter Olympics were held in Squaw
Valley, cementing the area’s reputation as a premier destination for winter sports and reviving
the Town’s flagging economy. Interstate 80 was completed in 1964, and Truckee became the
gateway to the entire Tahoe-Donner region. The golden age of the automobile was underway,
and the first freeway-oriented shopping centers began to appear along the new highway. The
highway made it increasingly easy for visitors and area residents to reach Truckee, but it also
meant that Downtown Truckee had to compete with outlying areas and new retail centers for
businesses and customers.
During the second half of the twentieth century, the nature of the retail industry changed
dramatically across the nation, reflecting the same changes that Truckee experienced. Stores
have moved progressively farther away from historic downtown cores to areas with better access
and more room for large surface parking lots. Large national chain stores have become the norm
and have reaped the benefits of consolidation: more buying and negotiation power, and increases
in innovation and efficiency. These advantages were passed on to the customer in the form of
low prices, increased selection and (in some cases) improved customer service. Small locallyowned businesses began to have a difficult time competing, and large chain stores now dominate
the national retail scene.
The shifting retail landscape has left its mark on Truckee, although not by filling the Downtown
with chain stores. Most national chain stores use a formula for selecting store locations, and
would not choose to locate in Downtown Truckee because of the size and age of the historic
buildings, and the small regional population. In a town that values locally-owned businesses,
many view the lack of national chains in the Downtown as a good thing.

6

Source: Coates, G History Truckee - Donner. Retrieved November 12, 2008, from History of Truckee Area Web site:
http://truckeehistory.org/historyArticles/history2.htm
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Downtown stores, however, must compete with national chains elsewhere in the Town that have
lower prices and a wider selection of goods. Many Truckee retailers also compete with stores in
Reno, just 30 miles to the east. Reno has become a regional destination for value-oriented retail.
The advent of Internet shopping has added yet another layer to the complex retail landscape in
Truckee. Residents can now shop anywhere in the world, and have products shipped to their
doorstep. While some retail goods are better suited to Internet shopping than others (books,
music etc), many stores in Truckee must compete with a wide range of Internet retailers.
These trends have reshaped Downtown Truckee from the Town’s primary shopping district to an
entertainment-oriented retail area that is home to high-end restaurants and specialty stores.
Only one successful lumber company remains in Truckee and tourism has grown to become the
Town’s primary economic engine. Truckee has a large, year-round visitor and second
homeowner population, and the buying habits of these consumers influence Truckee’s retail
economy in several significant ways. For instance, tourism in Truckee varies greatly by season,
and the Town’s customer base grows significantly in the summer and winter months. Sales in
the peak seasons must be high enough to support stores during the shoulder seasons.
Given the numerous economic factors at play in Truckee, it is no surprise that local retailers and
community members have concerns about the potential effects of the Railyard Master Plan on
the Historic Downtown, both positive and negative. These concerns will be specifically
addressed in the Impact Analysis section of this report.
DEMOGRAPHIC OVERVIEW
Population

Truckee currently has 16,165 full-time residents, and is expected to gain another 2,500 residents
in the next 5 years.7 The population of Truckee has grown steadily over the past decade (Figure
1, page 12), and annual increases in population have frequently outpaced those in Nevada
County and the State of California. Figure 2 (page 12) shows that Truckee’s annual percent
population increases, despite slight fluctuations, have remained higher than those of the
surrounding County and State over the previous decade. Although the annual percent increases
in population have slowed in recent years, population growth is projected to continue in the
future. Population projections beyond 2013 are not available for Truckee, but the population of
Nevada County is expected to grow 32 percent by 2050.8 Based on historical growth rates and
the rural nature of Nevada County, it is likely that Truckee’s population growth will exceed that
of the County. If this occurs, Truckee’s population could add 8,719 people by 2050.

7

Claritas Inc, Census Demographic Overview Comparison Report

8

California Department of Finance, P3 Population Projections by Race / Ethnicity, Gender and Age for California and
Its Counties 2000–2050
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Figure 1: Truckee Population, 1997 - 2008
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Figure 2: Annual Change in Population, 1997 - 2008
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Household Income and Median Age

Truckee residents are significantly wealthier than their neighbors in Nevada County or the State
of California. The median household income in Truckee is 30 percent higher than that of
Nevada County, and 21 percent higher than the median for the State of California. The income
of Truckee’s residents, however, has declined slightly in the last eight years. The median
household income fell just over 3 percent from 2000 to 2008 (Table 2, below).
This downward trend is similar to figures at the County and State levels, and may be a reflection
of the aging population. The median age rose for all geographies from 2000 to 2008, with the
highest increase in Truckee (Table 3, below). In addition, the median age in Truckee is 37.4
years, significantly higher than that of the State, but lower than Nevada County. This decline in
income in Truckee and Nevada County may also reflect the declining construction industry in the
region.
Figure 3 (page 14) depicts the distribution of Truckee’s population among different age ranges.
From 2000 to 2008 the percentage of children less than 15 years of age fell, while the percentage
of adults from 45 to 85 years of age rose. With the retirement of the Baby Boomer generation
imminent, this trend is expected to continue.9 Although older populations may have significant
accumulated wealth, they often have lower annual incomes due to retirement. Despite the rising
number of older residents, Truckee’s largest age segment remains the 35-44 year old age group.
Table 2: Median Household Income (2008 dollars)
2000
$74,113
$58,127
$60,316

Truckee
Nevada County
California

2008 (Est.)10
$71,831
$55,312
$59,163

Percent
Change
-3.08%
-4.84%
-1.91%

Source: Claritas Demographic Quick Facts and Census Demographic Overview

Table 3: Median Age
2000

2008 (Est.)

Truckee

35.4

37.4

Nevada County

42.9

44.1

California

33.3

34.6

Source: Claritas Demographic Quick Facts and Census Demographic Overview

9

2006, March 9). Dramatic Changes in U.S. Aging Highlighted in New Census, NIH Report. Retrieved November 12, 2008,
from National Institute on Aging Web site:
http://www.nia.nih.gov/NewsAndEvents/PressReleases/PR2006030965PlusReport.htm
10

The 2008 demographic data used in this report is from Claritas, Inc. Although the U.S. Census is considered to be
the most reliable source of demographic data, the most recent census was in 2000 and is therefore out of date.
Claritas Inc uses a proprietary method to model more recent demographic data from 2000 Census data. The 2008
demographic data used in this report is from Claritas, and is an estimate that may be subject to errors in the modeling
of the data.
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Figure 3: Truckee Age Distribution, 2000 - 2008
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Housing Units

The number of housing units in Truckee has risen steadily over the past decade, outpacing
growth at the County and State levels. Truckee’s housing stock rose 32 percent from 1997 to
2008 (Figure 4, below), compared to 19 percent in Nevada County and 13 percent in California
as a whole. This large increase in housing stock, coupled with declining annual percent
increases in population, suggests a greater proportion of these new housing units are being
utilized as second homes and vacation rentals. This indicates an increase in the seasonal
fluctuation of retail spending in Truckee, as a greater proportion of housing units is occupied by
visitors and second homeowners.
Figure 4: Truckee Housing Units, 1997-2008
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Psychographic Summary

Psychographic data assess the interests, attitudes, opinions and behaviors of a population, and
include information about residents’ actual spending habits: where they are likely to buy clothes,
dine, shop and entertain themselves. Truckee’s psychographic profile revealed two major trends
in shopping patterns. A more detailed description of the psychographic findings is included in
Appendix B on page 87.
Urban and Suburban Flight

The God’s Country and Greenbelt Sports market segments, which account for over 50 percent of
Truckee residents, report leaving the city or suburbs in search of a more rural lifestyle. Although

15
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these groups have left the city behind, they still seek the luxury goods previously available to
them, and are likely to buy those goods from catalogs or the Internet.
Internet, Catalog, and Long Distance Shopping

All of Truckee’s five largest market segments report either ordering retail goods from the
Internet or catalogs, or driving more than 11 miles to go to a grocery store. The more affluent
segments shop for goods such as clothing, toys or furniture on the Internet, likely in response to
the lack of a wide variety of such goods in Truckee. The less affluent segments report driving
more than 11 miles to a grocery store. This decision is likely based on value, with residents
travelling to Reno or beyond to buy low-cost groceries and bulk goods.
These psychographic trends highlight the connection between Truckee’s changing demographics,
national retail trends, and the Town’s shopping patterns. Historically a blue-collar town, today
Truckee’s population is significantly wealthier than the surrounding State and County. The
median household income in Truckee is 30 percent higher than that of Nevada County, and 21
percent higher than the median for the State of California11. This has led to an increased demand
for luxury and specialty goods in the Town. If those goods are not available in Truckee,
wealthier residents are turning to catalogs or the Internet, or driving to Reno to purchase
specialty items. At the same time, less affluent residents are turning to value-oriented chain
stores in Reno to purchase bulk goods and general merchandise. Stores in Truckee have a
difficult time competing with national retail chains that offer large selections and discounted
prices.

11

Source: Claritas Demographic Quick Facts
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VISITOR POPULATION
In addition to its full-time residential population, Truckee also has a seasonal visitor and second
homeowner population. According to the 2000 US Census, nearly half of all housing units in
and around Truckee are used for seasonal or recreational purposes. These units may be used as
rental units or second homes, or some combination of both. The demographic and retail
spending trends among visitors have serious implications for Truckee’s economy. Most
businesses rely on some combination of resident and visitor spending, and a rise or fall in visitor
spending can signify the difference between thriving and merely surviving.
Hotel Visitor Trends

Tourist activity in Truckee has increased steadily since 2001, as indicated by revenues from the
transient occupancy tax, 12 which is levied on hotel guests. Figure 5, below, shows that transient
occupancy tax revenues rose 90 percent from 2001 to 2007. It is likely that tax revenues were
unusually low in Fiscal Year 2001 – 2002 due to effects of the September 11, 2001 World Trade
Center attacks. Regardless, the transient occupancy tax revenues rose in every year but one,
indicating a general increase in tourist activity.
Although the effects of the current economic downturn are unknown, recent interviews with
rental unit property managers suggest that tourist activity is on the decline in 2008, due to the
national economic downturn. The length and severity of the impact the downturn will have on
tourism in Truckee is unknown at this time.
Figure 5: Truckee Transient Occupancy Tax, Fiscal Years 2001 – 2007 (2007 dollars)
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Source: Town of Truckee, Transient Occupancy Tax Data
12

Truckee levies a 10 percent transient occupancy tax on the lodging costs of all visitors who stay less than 30 days.
17

Truckee Railyard Master Plan Economic Impact Analysis

Visitor Profile

In 2003 the Truckee Donner Chamber of Commerce conducted a survey of 510 visitors to the
Truckee area. The resulting study yielded valuable information about the composition and
spending habits of seasonal visitors and second homeowners alike, and is the source of all data in
this section. More recent data regarding visitor spending habits was not available at the time this
report was written.
Age

The median age of those visiting the Truckee area (44.5 years in 2003) is higher than that of
Truckee residents (35.4 in 2000 or 37.5 in 2008). Over half of all visitors to Truckee surveyed
fell in the 35-54 year age range (Figure 6, below).
Figure 6: Truckee Visitors by Age Range, 2003
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16%
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15%
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27%

Source: Truckee Donner Chamber of Commerce Visitor Profile, Winter/Summer 2003
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Household Income

Visitors to Truckee reported incomes similar to those of Truckee residents. Like Truckee
residents, visitors to Truckee were relatively affluent, with over 67 percent reporting a household
income above the 2003 State median income of $49,90613 (Figure 7, below). Almost half of
residents and visitors (47 percent and 49 percent, respectively) reported an income higher than
$75,000. 14
Figure 7: Truckee Visitors by Household Income, Year-Round, 2003
Decline to say
15%

Under $50,000
17%

$150,000+
16%
$50,000 - $74,999
19%

$100,000 - $149,999
18%

$75,000 - $99,999
15%

Source: Truckee Donner Chamber of Commerce Visitor Profile, Winter/Summer 2003

Visitor Spending Habits

The vast majority of visitors reported making expenditures on food and drink while in Truckee,
more than any other spending category depicted in Figure 8 (page 20). Visitors reported
spending an average of approximately $150 per visit on food and drink (Figure 9, page 20).
Visitors were less likely to shop while in Truckee, with only 42 percent reporting expenditures
on shopping while visiting. The average amount spent on shopping while in Truckee was
$65.84. Although not all visitors reported making expenditures on lodging and recreation (some
stayed with friends or didn’t partake in recreational activities that required tickets, such as
skiing), those that did reported these categories as their largest average expenditures.

13

Department of Finance, California Median Income

14

Because Truckee household income data were not available for 2003, household incomes ranges for 2008 were
used. Because visitor and resident income ranges were compared side-by-side, 2003 visitor income ranges could not
be adjusted for inflation without impacting the ranges, and therefore the comparison.
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Figure 8: Percent of Truckee Visitors Reporting Expenditures, by Category, 2003
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Figure 9: Average Spent per Party, by Category, 2003
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CONCLUSIONS AND IMPLICATIONS
Nationwide retail trends have created two divergent retail niches within Truckee: neighborhoodserving national chains and small, locally-owned specialty stores.

Like that of many small towns, Truckee’s Downtown has been transformed over the last 50 years
by large-scale changes in the retail industry. The Downtown is no longer home to the locallyowned grocery stores, pharmacies or dry goods stores that cater to the everyday needs of the
community. These stores were unable to compete with the national chains that appeared in the
latter half of the 20th century, which offer low price points and ample parking in shopping centers
just off the freeway. Today shopping centers such as the Gateway Center and Crossroads
Shopping Center cater to local-serving retailers such as grocery and general merchandise stores.
Stores that target niche markets not served by national chains, such as restaurants, galleries and
specialty retailers, have developed a retail niche in the Downtown.
Truckee’s population is older and wealthier, on average, than that of Nevada County or the State of
California.

Despite its working-class roots, Truckee residents are older and wealthier on average, than those
of the surrounding County and State. Psychographic data indicate that many wealthy residents
fled the city and suburbs in search of a mountain lifestyle, but continue to seek the luxury goods
previously available to them. These residents have created demand for upscale and specialty
goods in Truckee.
Visitors to the Truckee Donner area have incomes similar to those of Truckee residents.

Like Truckee residents, almost half of all visitors to the Truckee Donner area have household
incomes of more than $75,000 per year. The mix of wealthy residents and visitors has created a
demand for upscale restaurants and boutiques. Although there is a perception that these
businesses primarily serve visitors, the demographic and psychographic data indicate that both
residents and visitors alike have a demand for upscale restaurants and boutiques. Interviews with
local merchants suggest that local residents tend to offer more support to restaurants, while
visitors are more likely to patronize upscale boutiques.
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IV. RETAIL ASSESSMENT
Truckee has a complex retail landscape, ranging from the large chain grocery stores in the
western part of Town to the small boutiques in the historic Downtown. The extent to which the
Railyard Master Plan can be integrated into this setting will affect both its success as a project,
and the broader impacts it will have on the Town. This section examines retail competition,
performance, demand projections, and planned and proposed projects to establish the retail
context in which the Railyard Master Plan will be implemented, in order to best evaluate its
potential impacts.
THE TRUCKEE-NORTH TAHOE RETAIL ENVIRONMENT
Truckee is located in the Truckee-North Tahoe region, in close proximity to Reno, Nevada. This
market area contains several retail centers of varying size, type and trade area size (Map 1, page
23). The retail trade area is defined as the geographic area from which most shoppers supporting
the stores in any given location are drawn. For the purposes of this report, the retail centers in
the Truckee-North Tahoe market area are divided into three categories:
•

•

•

Major retail centers containing national big box retailers such as Wal-Mart, Home
Depot and Costco, and a wide variety of national chain stores. In densely populated
regions, major retail centers have a primary trade area of 5 to 15 miles. In a sparsely
populated region such as Truckee-Tahoe, major retail centers have the potential to draw
from a much broader trade area. Major retail centers are generally located in urban or
suburban areas with significant residential populations. In rural areas, the population
threshold necessary to attract value-oriented big box stores is about 50,000 people.
Resort retail centers serve visitors and second home owners in a 10 mile radius of the
resorts. Retail in these centers is primarily composed of restaurants and specialty stores
that appeal to visitors, rather than local residents. There is little full-time residential
housing around resort retail centers, and retail spending is highly seasonal.
Local and visitor serving retail centers are located in residential areas that also have a
tourist component. These centers contain a mix of stores that serve local residents, such
as grocery stores and pharmacies, and those that serve visitors, such as gift shops and art
galleries. Some businesses, such as restaurants and book stores, and even some grocery
stores, serve a mix of locals and visitors. The trade area for stores in this category varies
from 5 to 15 miles.

Retail centers in the Truckee-North Tahoe market area are broken into the following three
categories:

Truckee Railyard Master Plan Economic Impact Analysis
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Map 1: Retail Centers in the Truckee-North Tahoe Market Area

Source: Google Maps; Strategic Economics, 2008

Major Retail Center
Reno, Nevada

With over 200,000 residents, Reno is the closest city with a population concentration sufficient
to attract national big box chain stores. Truckee residents travel to Reno to stock up on bulk
foods at Costco or Sam’s Club, and on specialty goods at Whole Foods or Trader Joe’s. Reno is
also home to Wal-Mart and Target, where general merchandise is available at discounted prices.
Due to its size, Reno offers a greater choice of stores, at a range of price points not available in
Truckee or its immediate surroundings. Although Truckee lies within the trade area of Reno’s
stores, the reverse is not also true. Reno residents may vacation in the Truckee-Tahoe region,
but they are unlikely to drive to Truckee simply to shop.
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Resort Retail Centers
Northstar, Squaw Valley, Alpine Meadows and Homewood

Northstar, Squaw Valley, Alpine Meadows and Homewood are the major ski resorts located
closest to Truckee. These resorts contain a mix of hotels, condominiums and vacation rentals.15
Although their primary purpose is recreation, the resorts also have significant retail offerings.
Combined, they contain 240,600 square feet of retail space (Table 4, below), the majority of
which is located in the Northstar and Squaw Valley resorts. The retail mix at the resorts includes
restaurants, sporting good stores, gift shops and galleries.
Table 4: Existing Retail Space in Resort Retail Centers
Retail Space

Lodgings

153,000

Yes

Squaw Valley

60,000

Yes

Alpine Meadows

25,000

No

2,600

No

Northstar

Homewood

Source: Broker and resort employee interviews; Strategic Economics, 2009

The retail in these resorts primarily serves visitors and second homeowners staying nearby.
These resorts pose more competition for Downtown Truckee in the winter, when skiers and
snowboarders spend the day on the mountain, and are likely to eat lunch and dinner at the
resorts.
In addition to existing retail, both Northstar and Homewood have new projects in different stages
of planning. The Ritz Carlton Highlands at Northstar is under construction and is slated to open
in December of 2009, and would include a mix of new retail space, hotel rooms and for-sale
residences (Table 5, below). The Homewood resort is also planning a major retail and lodging
expansion. If approved, construction is expected to begin in 2010.
Table 5: Planned and Proposed Resort Retail Development
Retail Space
Ritz-Carlton Highlands (Northstar)
Homewood Expansion

Lodging

Hotel Rooms

Residences

Not available

173

153

25,000

75

208

Source: Employee interviews; www.Homewood.com; Strategic Economics, 2009

If both of these projects proceed as planned, the Truckee-North Tahoe region will gain at least
25,000 square feet of new retail space, 248 new hotel room and 361 new residences.

15

The exact number and mix of lodging units was not available at the time of this report.
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Local and Visitor-serving Retail Centers
North Lake Tahoe Communities

Truckee retail also competes with the string of communities along the North Shore of Lake
Tahoe, including Tahoe City, Kings Beach, Carnelian Bay, Crystal Bay, Tahoe Vista and Incline
Village. In addition to a combined population of 22,606,16 this area contains over 740 hotel
rooms.17 Together, the North Lake Tahoe communities and Truckee have a population of
38,772, significantly below the 50,000 person threshold necessary to attract a big box retailer.
The North Lake Tahoe communities have many restaurants and shops, and three additional large
grocery stores: a Safeway, a Raley’s and the Village Market. However, the total combined
population is still far below the level needed to attract major big box stores. Truckee residents
and visitors may be drawn to these communities during the summer, when activities near the lake
are at their peak. Rents for available retail space North Lake Tahoe communities range from
$1.00 to $2.50 per square foot, with an average of approximately $1.96 per square foot.18
Mountain Communities North of Truckee

Truckee retail also serves the population of several small mountain communities to the north,
such as Sierraville, Loyalton, Calpine, and Sattley.19 These communities have few retail stores,
and are located over 20 miles from Truckee and 50 miles from Reno by automobile. Many
residents that live in these communities work in Truckee and shop for groceries and other basic
necessities in Truckee after work or drive to Reno on the weekends to buy bulk goods not
offered in Truckee. The retail stores in the mountain communities pose little competition to
Truckee retailers. There is little draw for Truckee residents to shop in these northern
communities with the exception of rural items such as farm or animal keeping equipment.
Although Truckee residents may travel north to visit the Sierraville Hot Springs or take
advantage of other outdoor activities, any retail spending by Truckee residents in the area is
incidental.
Truckee
Truckee operates as a local and visitor-serving retail center. In general, local-serving stores are
located in auto-oriented shopping centers near the freeway, while the Downtown has a mix of
entertainment-oriented visitor and local-serving uses. Although the trade area of most Truckee
retailers extends about five miles, Truckee’s restaurants draw patrons from around the entire
North Lake Tahoe area. In addition, Truckee’s grocery stores are positioned at the gateway to
the entire Truckee-North Tahoe region from the west. Due to their location, these stores capture
a significant share of sales from visitors who eventually stay in communities throughout the
region.

16

United States Census Bureau, 2000

17

Source: Smith Travel Research, Truckee, CA Area Hotel Report

18

All lease rates are for triple net leases. Source: Loopnet.com

19

Due to the small size of these communities, precise population data was not available. All of these communities fall
into the much larger Sierra County, however, which at the time of the 2000 U.S. Census contained 3,555 residents.
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In addition to its restaurants and stores, Truckee has a more distinct Downtown than its
neighboring communities. The retail infrastructure in Downtown Truckee provides a more
historic retail environment than the newly built “downtowns” of Northstar and Squaw Valley,
and a more pedestrian-friendly environment than the more dispersed retail of the North Lake
Tahoe Communities. Many visitors to the North Lake Tahoe area, including people staying at
Northstar and Squaw Valley, set aside at least some time during their visit to the area to explore
Downtown Truckee. Rents for available retail space in Truckee range from $2.00 to $3.70 per
square foot, with an average of approximately $2.55 per square foot.20 More about specific
retail activity is included in the section below.

20

All lease rates are for triple net leases. Source: Loopnet.com
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CURRENT RETAIL COMPOSITION AND PERFORMANCE
This section examines the current performance of retail stores in Truckee by store category and
by subarea, and then traces that performance over time. The overview begins with a description
of the methodology used to conduct the analysis.
Methodology

Retail sales trends were derived from taxable sales data, which were provided by the Town of
Truckee and the California State Board of Equalization. Although all sales tax data comes from
the same source, data received from the Town may be slightly different from data received from
the State Board of Equalization, due to data cleaning and the exclusion of certain non-retail
categories. Sales tax data from the Town can be attached to different geographic locations, and
therefore was used to generate Town-wide sales data and sales at the subarea level. The State
Board of Equalization’s taxable sales data was used to analyze retail sales by category, to ensure
that the retail sales of individual businesses remain confidential.
In order to reflect actual retail sales, data from all sources were adjusted to account for nontaxable goods such as basic grocery items and prescription drugs. All numbers are reported in
2007 dollars, and are for the full calendar year stated. 21 For the purposes of this analysis, all
Truckee retail sales were divided into seven categories: Food Stores, Eating and Drinking Places,
Automotive Dealers and Supply, Apparel Stores, Home Furnishings and Appliances, General
Merchandise and Other Retail Stores.22
Total Retail Sales

In 2006, Truckee businesses reported over $177 million in retail sales. After a sharp increase in
sales in the late 1990’s, Truckee sales fluctuated around this number from 2000 to 2006 (Figure
10, page 28).
Although Truckee has much higher sales per capita than either Nevada County or the State of
California, sales per capita have been falling steadily since 2000 (Figure 11, page 28). Because
Truckee is a popular tourist destination, this statistic does not necessarily only mean that Truckee
residents have been spending less in the Town, but may also indicate a decline in visitor
spending. In either case, dollars that were once spent in the Town are now spent elsewhere or
not at all, suggesting that Truckee is losing market share to its local and regional competitors.
The following section examines retail sales trends by category, and provides more detailed
insight into Truckee’s loss of market share.

21

Although examining sales during specific seasons would shed light on the seasonal nature of retail spending in
Truckee, this report focuses on the broader economic impacts of the Railyard project, and therefore sales per calendar
year was considered the most useful metric.
22

The State Board of Equalization defined the retail categories used in this analysis. See Appendix C for make-up of
these retail categories.
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Millions

Figure 10: Truckee Retail Sales, 1997 - 2006
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Figure 11: Per Capita Retail Sales, 1997- 2006
$14,000
$13,000
$12,000
Truckee

$11,000
Nevada
County
California

$10,000
$9,000
$8,000
$7,000
$6,000
1997

1998

1999

2000

2001

2002

2003

2004

2005

2006

Source: California State Board of Equalization

28
Truckee Railyard Master Plan Economic Impact Analysis

Retail Sales by Category

This section examines the composition of retail sales by category, indicating which categories
generate the most and the least sales, and how the different categories have performed over time.
The most significant categorical trends were in Food Stores, Eating and Drinking Places, General
Merchandise and Other Retail Stores.23
Food Stores and Eating and Drinking Places accounted for almost two-thirds of Truckee’s retail
sales in 2006 (Figure 12, page 30), a much higher proportion of total sales compared to the State
of California (Figure 13, page 30). Per capita retail sales from Food Stores alone were nearly
double those of California (Figure 14, page 31) in 2006. Although Food Stores remain
Truckee’s top sales generator, retail trends indicate that they have lost ground in recent years.
Per capita sales from Food Stores in Truckee have fallen steadily since 2001 (Figure 15, page
31). As the largest retail sales generator in Truckee, declining per capita food sales is one of the
main causes of the Town’s flat overall retail sales performance over the last decade. The loss of
food sales in Truckee is likely related to the rise of discount and bulk Food Stores such as Costco
and Wal-Mart, and specialty stores such as Trader Joe’s and Whole Foods, which are located just
over 30 miles away in Reno. As these stores have entered the regional market, Truckee food
retailers experienced an overall decline in market share.
While sales in Food Stores have fallen, per capita sales in Truckee’s Eating and Drinking
Establishments have been on the rise (Figure 15, page 31). Restaurants and bars are less likely to
lose sales to Reno because most people do not like to travel far from home for dinner and
evening entertainment. In addition, Downtown Truckee in particular is gaining a reputation as a
dining destination, with the presence of high-end restaurants such as the Dragonfly and Moody’s
Bistro. Additionally, locally-owned restaurants such as the Squeeze In provide a unique dining
experience that is not easy to genuinely replicate at national chain restaurants.
Truckee’s General Merchandise and Other Retail Stores categories, meanwhile, generate a much
smaller proportion of the Town’s total sales compared to those of the State of California. The
low proportion of General Merchandise sales in Truckee is likely due to competition from large
national retailers in nearby Reno, such as Wal-Mart and Target. The low prices offered by big
box stores are difficult for local retailers to compete with, and General Merchandise goods can
easily be bought in bulk and transported back to Truckee.
Other Retail goods also account for a small proportion of the Town’s total retail sales, when
compared to sales in the State of California. Although nearly half (46 percent) of all businesses
in the Town fall into the Other Retail Stores category, this category accounts for just 16 percent
of the Town’s total retail sales. This may be a symptom of a mismatch between the types of
goods sold in Other Retail Stores, and the retail demand in the Town. The Town has several gift
and art shops, for example, which may appeal more to visitors than to residents. Residents,
23

The “Other Retail Stores” category is composed of the following retail types: gifts, art goods and novelties, sporting
goods, florists, photographic equipment and supplies, musical instruments, stationary and books, jewelry, office, stores
and school supplies, other specialties, packaged liquor stores, second-hand merchandise, farm and garden supply
stores, fuel and ice dealers, mobile homes, trailers and campers, and boat, motorcycle and plane dealers.
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meanwhile, would be more likely to support music, book or sporting goods stores, which are also
part of the Other Retail Stores category. Retail stores that serve only visitors are likely to
perform poorly, compared to those which serve both locals and visitors.
Other categories such as Apparel and Auto Dealers and Supplies generally reflect statewide
trends. Although Home Furnishing and Appliances accounts for a small proportion of total sales
in Truckee, it should be noted that this category saw a proportionately large increase in sales
from 1999 to 2006. This increase was likely related to the housing boom, which created a
market for new furniture and appliances. This growth is expected to slow as the housing
industry continues its period of declining growth.
Figure 12: Truckee Retail Sales by Category, 2006
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Figure 13: California Retail Sales by Category, 2006
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Figure 14: Per Capita Retail Sales by Category, Truckee and California, 2006
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Figure 15: Per Capita Retail Sales by Category, Truckee 1997 - 2006
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RETAIL SALES BY SUBAREA
For the purposes of this report, the Town is divided into four distinct subareas: Downtown
Truckee, Western Truckee, Northeast Truckee and Southeast Truckee (Map 2, page 33).
Breaking the Town into subareas allows for a more detailed look at the role that various
geographies, locations and building types have played in Truckee’s retail sales. A full
description of each subarea is provided in the next section.
Truckee has over 475,000 square feet of existing retail space in shopping centers and in
Downtown Truckee (Table 6, below and Map 2, page 33) in addition to freestanding stores24
located throughout the Town. Although Western Truckee has more overall square feet of retail
space, it is dispersed among several distinct shopping centers. The Downtown has the largest
concentration of retail space in a single retail area.
Table 6: Existing Retail Shopping Centers in Truckee
Name
1. Gateway Shopping
Center

7. Donner Plaza Center
8. Westgate Shopping
Center
9. Old Gateway Center
10. Pioneer Commerce
Center
11. Citibank Plaza
(former Tahoe Truckee
Factory Outlet)

101,875

Western
Truckee

151,598

Downtown
Truckee

11200 Donner
Pass Rd

Rite Aid, Starbucks,
Safeway
Cabonas, Dragonfly
Cuisine, Squeeze In, The
Cooking Gallery, Moody's
Bistro
Thai Delicacy, Fifty Fifty
Brewing Company
Savemart, Longs Drugs

≈100,000

2. Downtown Truckee

6. Deerfield Plaza

Subarea

Sample Tenants

Donner Pass Rd

3. The Rock
4. Crossroads Shopping
Center
5. Martis Village
Shopping Center

Square
Feet

Address

11253 Brockway
Rd
11355 Deerfield
Dr
10015 Palisades
Dr
11410 Deerfield
Dr
11357 Donner
Pass Rd
11429 Donner
Pass Rd
11046 Donner
Pass Rd
10825 Pioneer
Trail
12047 Donner
Pass Rd

7-11, Blue Coyote
Restaurant
Truckee Bagel, Wong's
Restaurant, Mail Boxes Etc
Dairy Queen, Department of
Motor Vehicles

Wild Cherries Coffee Shop,
Plumas Bank
The Starthaus, Old
Gateway Deli
Full Belly Deli, Elevation
Fitness, The Auto and Tire
Doctor, Clear Capital
Van Heusen, Sears
Authorized Dealer, Citibank

52,000

18,253
17,752
17,578
16,315
15,075

Southeast
Truckee
Western
Truckee
Southeast
Truckee
Western
Truckee
Western
Truckee
Western
Truckee
Western
Truckee

75,000

Northeast
Truckee

38,160

Western
Truckee

Source: Town of Truckee, Strategic Economics, 2009
24

The square footage of freestanding retail outside of the downtown was not available.
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Map 2: Location of Shopping Centers and Number of Retail Businesses by Subarea, 2007
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Source: ESRI, Town of Truckee, Google, Strategic Economics, 2008
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Shopping Centers

Due to the limited number of businesses in particular categories in Truckee, many of the figures
produced by Strategic Economics, if published, would violate the confidentiality of the
businesses analyzed. This analysis, therefore, does not include many specific numbers, but
rather develops findings in a general manner. Sales from home-based businesses were excluded
from this analysis.
The majority of overall retail sales in Truckee (68 percent) take place in Western Truckee
(Figure 16, below), followed by Downtown Truckee (22 percent). All of the other subareas
combined capture just 10 percent of retail sales in Truckee. The retail composition and general
retail trends for each subarea are given below, with more in-depth analyses of Downtown and
Western Truckee, because they contain 87 percent of the Town’s businesses.
Figure 16: Truckee Retail Sales by Subarea, 2007
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Downtown Truckee

Downtown Truckee is comprised of the area bounded by I-80, Truckee River, the I-80 off ramp
and the rail loop track; this includes Jibboom Street and parts of Donner Pass Road and West
River Street. Downtown Truckee is located in the center of the Town, and features freestanding
retail stores clustered together in a small, pedestrian-friendly format. The Downtown contains
37 percent of Truckee’s retail stores (80 businesses25), but accounts for only 22 percent of the
Town’s retail sales. This discrepancy is largely due to the presence of two large grocery stores
and two major drug stores in the Western subarea, which have significantly higher sales than
other retail stores. When grocery and drug store sales are removed from the total, Downtown
Truckee’s share of retail sales rises from 22 to 36 percent.
25

The Downtown Truckee Subarea contained 80 consumer retail businesses reporting sales tax in 2007. This number
may differ from other business inventories in the downtown because it refers on only to consumer retail businesses
reporting sales tax in 2007, and does not include non-consumer retail businesses, or businesses that do not report sales
tax. For a listing of businesses types categorized as consumer retail, see Appendix C.
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As of March of 2009, retail lease rates in the Downtown ranged from $2.25 to $3.70 per square
foot.26 In the same month, the vacancy rate in Downtown Truckee was estimated to be 11.5
percent. Due to the relatively small size of the Historic Downtown, just a few additional
vacancies have the potential to increase the vacancy rate significantly. Given current uncertain
economic conditions, it is possible that the vacancy rate will increase in the short term.
Geography

The physical layout of Downtown Truckee was shaped by the area’s unique geography and
history. Located at the base of a long, narrow valley, it is oriented from east to west along the
Truckee River and railroad tracks.
Commercial Row is the retail center of the Historic Downtown and runs along Donner Pass
Road. It was built along the Union Pacific railroad, and as a result, much of Commercial Row is
single-sided, with the majority of the businesses located on the north side of the road. This
portion of Downtown has the highest concentration of retail, and is characterized by historic
buildings and a pedestrian-friendly infrastructure.
Brickelltown lies on Donner Pass Road just west of Commercial Row. Buildings in
Brickelltown are farther apart and somewhat separated from Commercial Row, which makes
shopping on foot a challenge. Additional Downtown retail is located on Jibboom Street, just
north of Commercial Row, and West River Street, on the opposite (south) side of the railroad
tracks.
Retail Niche and Performance

Downtown Truckee is primarily composed of restaurants, galleries, clothing boutiques, home
furnishing stores, gift shops and other specialty stores. The majority of these retailers are
entertainment-oriented, which means they offer goods and services that consumers purchase for
pleasure and recreation (such as gifts, art, or a fine dining experience), rather than out of need
(groceries, cleaning supplies and hardware). Major draws to the Downtown include restaurants
such as Moody’s Bistro and Dragonfly, and stores such as Cabona’s and the Cooking Gallery. It
is the restaurants, however, that earn the highest sales revenues in the Downtown. Almost half
of all retail sales in the Downtown are generated by eating and drinking establishments. Stores in
the Other Retail category,27 such as sporting goods stores, gift shops and galleries, make up
another quarter of retail sales. The remaining sales are divided among Apparel, Home
Furnishing, Food Stores and General Merchandise.
The growth rate of retail sales in the Downtown has fluctuated over the last decade (Figure 17,
page 36), with an average annualized growth rate of 0.48 percent. Eating and Drinking Places
and Other Retail Stores have experienced the highest rate of growth.

26

Triple Net lease rates

27

The State Board of Equalization defined the retail categories used in this analysis. See Appendix C for make-up of
these retail categories.
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Figure 17: Downtown Subarea Sales Tax, 1997-2007
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Strengths and Weaknesses

Downtown Truckee has historically been the social and cultural center of the Town and is a
natural draw for both residents and visitors. Although its role has changed over the years, the
charm and character of the Downtown’s historic buildings and the beauty of the natural scenery
remain. The Downtown is home to several community institutions, such as the post office and
the Truckee Donner Historical Society Jail Museum, which help to attract both residents and
visitors. In addition, plans are underway to locate a Truckee Railroad Museum in the
Downtown, and potentially a performing arts center. These uses could also act as an important
draw. The Downtown also benefits from a compact, pedestrian-friendly environment along
Commercial Row, and a number of restaurants that draw foot traffic to the area. Its small,
locally-owned businesses offer a range of goods that are sometimes expensive, but unique.
Largely because of the age and irregularity of its buildings, most national chain stores would not
choose to locate in the Downtown. This is both a strength and a weakness; it limits the type of
stores in the Downtown, but also reserves the space for smaller, independent businesses, which
contribute to the unique character of the area.
The Downtown also suffers from a lack of cohesion among its retail streets. Commercial Row is
home to the majority of businesses in the Downtown, but it does not connect effectively to
Brickelltown and other Downtown streets (partially due to physical distance or lack of business
density), and many visitors miss out on retail opportunities that lie off of the main drag. In
addition, most of the businesses on Commercial Row are located on the north side of the street.
Retail streets with two sides can create more of a sense of enclosure and encourage shoppers to
wander up and down the street, visiting different businesses on each side. The single-sided
nature of Commercial Row weakens both the pedestrian and retail experience.
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Western Truckee

Western Truckee stretches from Donner Lake eastward to include West River Street and Donner
Pass Road to the west of the I-80 off-ramp near Downtown Truckee. Retail in the Western
Truckee subarea is predominantly located in auto-oriented shopping centers on Donner Pass
Road or Deerfield Drive. Western Truckee contains 38 percent of Truckee’s retail stores (100
businesses), but accounts for 68 percent of the Town’s retail sales. This discrepancy is likely due
to the presence of two large grocery stores and two major drug stores in the Western subarea,
which have significantly higher sales than other retail stores. When grocery and drug store sales
are removed from the total, Western Truckee’s share of retail sales falls from 68 to 47 percent.
In March of 2009, lease rates in the Western Truckee subarea ranged from $2.50 to $2.85 per
square foot per month.28 The vacancy rate for the Western Truckee subarea was not available.
Geography

Just as the physical layout of Downtown Truckee was influenced by the layout of the Union
Pacific railroad tracks, Western Truckee was similarly shaped by the Interstate 80 Highway.
Many of Western Truckee’s shopping centers are located adjacent to the I-80/89 interchange, a
convenient location for vehicles travelling to Truckee or to anywhere in the Tahoe-Truckee
region from the west. These centers feature ample parking for automobiles, but their layout can
discourage pedestrian shoppers.
In addition to their auto-orientation, the shopping centers are home to a greater proportion of
chain stores than the Downtown. Most national retail chains adhere to strict standards regarding
construction type and building footprint, and therefore are drawn to the modern construction and
large footprints of the retail centers in Western Truckee.
Retail Niche and Performance

The Western subarea is home to a variety of shopping centers, including the Gateway Center,
which is anchored by a Safeway and a Rite Aid, and the Crossroads Center, which is anchored
by a Save Mart and a Longs Drugs. Food Stores generate the majority of sales in the Western
subarea, followed by Eating and Drinking Places and General Merchandise. Additional
shopping centers include the Westgate Center, Donner Plaza, Deerfield Plaza and the old
Gateway Center. In addition to various freestanding retail stores, the Western Truckee subarea is
also home to Citibank Plaza (the former Tahoe Truckee Factory Outlet Center), which are
transitioning from a strictly outlet format to include more neighborhood-serving uses, such as a
Sears Authorized Dealer Store and a bank.
Retail sales in Western Truckee have declined slightly since 1997 (Figure 18, page 38), with a
negative annualized growth rate of 0.15 percent. The sharpest decline has been in General
Merchandise and Apparel Stores, while revenues from Food Stores in Western Truckee have
continued to grow over the last decade.

28

Triple net lease rate
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Figure 18: Western Subarea Sales Tax, 1997-2007
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Strengths and Weaknesses

Within the Town of Truckee, Western Truckee is well-situated to provide neighborhood-serving
retail goods. Interstate 80 is the main entrance to the Tahoe-Truckee region from the west, and
the shopping centers located just off the freeway are convenient for both visitors and residents.
In addition, these shopping centers feature the standardized building footprints and large parking
lots favored by retailers offering neighborhood-serving goods.
As a place for neighborhood and local-serving retail, the Western subarea is quite successful. It
does not provide a quaint, walkable retail environment, but this type of environment is generally
incompatible with value and convenience-oriented chain stores. Shoppers visiting grocery and
drug stores want convenience while driving their purchases home, particularly in the winter.
One threat to the Western subarea is big box retailers just 30 miles away in Reno, such as WalMart and Costco. The same principles that allow grocery and drug store chains to offer lower
prices than small businesses (such as consolidation and economies of scale), allow big box
retailers to undercut national grocery and drug store chains. Sales revenues in Western Truckee
may suffer as consumers seek lower prices for goods, especially in response to the emerging
national economic downturn. The Western subarea, however, will always have the advantage of
convenience for Truckee residents.
Southeast Truckee

Southeast Truckee encompasses the area south of Truckee River from approximately the I-80
off- ramp west of Downtown Truckee to the eastern edge of Town. The Southeast Truckee
subarea contains the businesses located in the commercial areas southeast of the Downtown,
including The Rock and Martis Village Shopping Center. With 21 businesses, including a 7-11
and several restaurants, this subarea captures 6 percent of Truckee’s retail sales. Home
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Furnishings and Appliance stores, Eating and Drinking Places and Other Retail Stores account
for the majority of sales in Southeast Truckee.
Joerger Ranch, a mixed use development currently under review by the Town, could add another
153,680 square feet of retail space to Southeast Truckee. More detail about Joerger Ranch, and
the potential impacts of its development, is included in the Planned and Proposed section of the
study (page 49).
Sales in this subarea have grown steadily over the last decade (Figure 19, below), with Home
Furnishing Stores and Eating and Drinking Places generating the largest increases in sales.
These figures reflect general Town-wide sales trends.

Millions

Figure 19: Southeast Subarea Sales Tax, 1997-2007
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Northeast Truckee

Northeast Truckee includes the area north of Downtown Truckee, including Pioneer Trail, and
northeast of the Truckee River beyond the Railyard Master Plan area balloon track. The
Northeast Truckee subarea includes the Pioneer Commerce Center, in addition to freestanding
businesses. The subarea contains 16 retail businesses, which account for just 3 percent of
Truckee’s retail sales. The Pioneer Commerce Center is a mixed-use center primarily intended
as an industrial, office and warehousing space, with an allowance for secondary retail. Although
retail is not its primary use, the majority of Northeast Truckee’s retail businesses are located in
the Pioneer Commerce Center. The majority of sales in Northeast Truckee are generated by
Eating and Drinking Places, Automotive Supply and Repair, and Other Retail Stores.
Sales in this subarea have grown over the last decade (Figure 20, page 40), with Eating and
Drinking Places and Automotive Supply and Repair experiencing the most growth.

39
Truckee Railyard Master Plan Economic Impact Analysis

Millions

Figure 20: Northeast Subarea Sales Tax, 1997-2007
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RETAIL LEAKAGE ANALYSIS
The previous section of this report focused on the existing conditions for retail in Truckee. This
section examines the future potential for additional retail sales in town, by estimating the level of
excess retail demand that could be met by future development. Demand is first broken down by
market segment (residents, visitors to second homes, and other visitors), and then analyzed by
retail category. This estimate is used to approximate Truckee’s retail “leakage,” or the current
unmet demand for retail space in the Town. Future demand for additional retail space is
estimated based on expected future growth in spending. Finally, a sensitivity analysis provides a
better understanding of potential variations in future spending that may occur as the result of
changing economic or demographic conditions.
It is important to note that significant assumptions about current retail spending and future
growth are inherent to the process of estimating retail leakage. Strategic Economics bases these
assumptions on current and historical retail spending data, and includes past projections, current
and expected retail trends, and the firm’s professional judgment to shape these assumptions.
Despite all best efforts to establish reasonable inputs, the results of the leakage analysis should
be understood as the product of assumptions, and are not intended to stand alone as fact. Rather,
it is intended to be used to as a general indicator of the current and future demand for new retail
space across categories, and to be incorporated as one of many qualitative and quantitative tools
to determine the impacts of the Railyard Master Plan.
Methodology

Most retail leakage analyses compare the retail sales in a city or town to what would be expected
for an “average” city or town of its size in the state (adjusted for income), to identify the kinds of
retail that are lacking, and consequently the types of businesses that should be attracted to the
area. While this can be a useful exercise, it is not very constructive in a place like Truckee,
where the composition of retail sales is not typical of an average city of its size due to its role as
a tourist destination. To account for this, Strategic Economics estimated current spending and
potential unmet demand from three separate groups:
Residents: full-time residents of Truckee and the secondary market area, defined as the area
within a 15-mile radius of Truckee;
Second Home Occupants: second home owners and other visitors staying in second homes or
vacation rentals; and
Other Visitors: all other visitors to Truckee, including hotel guests, day trippers, Truckee
workers who live outside the area and highway travelers.
Current potential retail spending was estimated using statewide retail spending patterns,
published by the California Board of Equalization. First, total taxable retail sales for the State
were adjusted upward to reflect actual sales by residents. This was necessary because certain
retail goods, such a groceries and pharmaceuticals, are taxed at lower rates than others. In order
to calculate actual retail sales, total taxable sales must be adjusted upward to account for these
goods. This estimate of actual retail sales is then used to calculate average per capita sales for
California residents. The statewide per capita sales figures were further adjusted to reflect the
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spending patterns of California residents in the same income bracket as Truckee residents and the
secondary market area, based on information from the Consumer Expenditure Survey published
by the Bureau of Labor Statistics. Per capita resident spending was then broken down by retail
category, and capture rates for each category were calculated based on the composition of sales
by store type and a previous retail analysis prepared by BAE29 (2003).
Non-resident spending was estimated by subtracting total resident spending in Truckee from total
Truckee sales, and the breakdown of spending by visitor type (second home occupants and other
visitors) was estimated based on spending patterns from the visitor survey and the BAE retail
study.
Potential resident and visitor spending assuming additional retail was provided was also
estimated using capture rates, and additional supportable retail was calculated by subtracting
potential spending from current spending. Future potential spending and supportable retail space
was based on population and housing growth projections provided by Claritas, Inc. through
2012, with additional growth rates estimated by Strategic Economics. A more detailed
explanation of the methodology is provided in Appendix D.
Current Retail Spending

The majority of retail spending in Truckee is by residents, followed by Second Home Occupants
and Other Visitors (Figure 21, below).
Figure 21: Total Spending by Market Segment, 2007
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Source: Strategic Economics, 2008

Each market segment spends its retail dollars in different ways (Figure 22, page 43). Residents
and Second Home Occupants spend the largest portion of their budgets at Food Stores, for
29

Draft PC-3 Specific Plan Economic Analysis, prepared by Bay Area Economics, June 4, 2003.
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example, because they have kitchens and are likely to cook at home. Other Visitors, who come
up for the day and stay at hotels, spend a greater portion of their budget at Eating and Drinking
places. Of all the segments, Second Home Occupants spend the most on Home Furnishings,
because they are likely to spend large sums of money furnishing their homes.
All market segments dedicate similar portions of their budget to General Merchandise. Although
the General Merchandise category usually includes department stores and big box retailers, most
General Merchandise retailers in Truckee are drug stores, selling basic necessities and filling
prescriptions. As a result, demand for these goods is more similar across market segments than
the other categories.
The majority of Apparel Stores in Truckee are small boutiques or specialized outlet stores. Both
of these types of Apparel Stores are more likely to appeal to Other Visitors and Second Home
Occupants than to Truckee Residents, who travel to large cities or turn to the Internet for a
greater variety of reasonably priced clothing. Other Visitors spend the largest portion of their
budget on clothing in Truckee, followed by Second Home Occupants and full-time Residents.
As a percentage of total spending, Strategic Economics estimates that Residents and Other
Visitors spend a slightly greater proportion of total spending at Other Retail Stores.
Figure 22: Percent of Total Market Segment Spending by Category, 2007
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Breakdown of Current Spending

An estimate of current spending in Truckee retail establishments by market segment is shown in
Figure 23, below. The breakdown shows that most retailers are likely to rely on a mix of
spending by different groups. Food Stores tend to be more dependent on local Residents and
Second Home Occupants, while Eating and Drinking Places and Apparel Stores rely on spending
by all three groups.
Within each category, stores cater to different market segments and income groups. However,
given the relatively high proportion of spending by Residents, and the seasonal nature of
visitation, it is expected that many businesses rely on some spending by Residents, rather than
catering exclusively to Other Visitors and Second Home Occupants.
The breakdown of spending within specific retail categories is discussed in further detail in the
section below.

Millions

Figure 23: Spending in Truckee Retail Establishments by Category, 2007
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Current Retail Leakage and Projected Future Demand

Table 7 (page 45) shows the estimated current unmet retail demand (or “leakage”) in Truckee,
both in monetary terms and in square feet of additional supportable retail space. The projected
future demand for new retail to 2022 is provided in Tables 8 and 9 (page 45) and is illustrated
graphically in Figure 24 (page 46). Note that the “current” leakage is estimated as of 2007, the
most recent year for which there are complete data. The estimated additional demand and
supportable space does not reflect total demand for retail by each group, but rather the potential
44
Truckee Railyard Master Plan Economic Impact Analysis

retail that could be “captured” in Truckee. For example, it is exclusive of spending that is likely
to occur via the Internet, or at stores in Reno or elsewhere. The potential increase in supportable
space from 2007 to 2022 is cumulative, and includes current unmet demand as well as projected
future supportable space. These projections are independent of all planned and proposed
development, including the Railyard Master Plan. The results of the analysis for each retail
category are described below.
Table 7: Current Leakage of Retail Sales and Square Footage, Truckee, 2007
Retail Category

Total Current
Spending

Apparel Stores
General Merch. Stores
Food Stores
Eating and Drinking Places
Home Furn. & Appliances
Other Retail Stores
Total all Categories

$9,527,000
$13,490,828
$70,821,600
$33,812,000
$10,928,000
$27,349,000
$165,928,428

Potential
Spending

Difference

$11,517,576 $1,990,576
$15,377,507 $1,886,678
$75,737,227 $4,915,627
$36,792,504 $2,980,504
$13,132,938 $2,204,938
$34,529,470 $7,180,470
$187,087,221 $21,158,793

% Dif.

Ave. Sales
per Sq. Ft.

Potential
Sq. Ft.

21%
14%
7%
9%
20%
26%
13%

$220
$200
$415
$350
$265
$240
$274

9,048
9,433
11,845
8,516
8,321
29,919
77,081

Source: Strategic Economics, 2008

Table 8: Projected Increase in Supportable Retail Sales, Truckee, 2007 – 2022
2007 - 2012

2012 - 2017

2017 - 2022

Total
2007 - 2022

Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail

$3,359,416
$3,667,690
$13,846,723
$7,544,248
$3,684,311
$11,269,070

$1,571,363
$2,060,905
$10,353,522
$5,221,853
$1,688,562
$4,771,113

$1,759,505
$2,305,021
$11,604,538
$5,857,367
$1,871,001
$5,370,813

$6,690,283
$8,033,616
$35,804,783
$18,623,467
$7,243,874
$21,410,996

Total all Categories

$43,371,456

$25,667,318

$28,768,244

$97,807,018

Retail Category

Source: Strategic Economics, 2008

Table 9: Projected Increase in Supportable Square Feet of Retail Space, 2007 – 2022
Retail Category
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

Avg. Sales
Total
2007 - 2012 2012 - 2017 2017 - 2022
per SF
2007 - 2022
$220
$200
$415
$350
$265
$240

15,270
18,338
33,366
21,555
13,903
46,954
149,387

7,143
10,305
24,948
14,920
6,372
19,880
83,566

7,998
11,525
27,963
16,735
7,060
22,378
93,660

30,410
40,168
86,277
53,210
27,335
89,212
326,613

Source: Strategic Economics, 2008
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Figure 24: Projected Additional Supportable Square Feet of Retail, Truckee 2022
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Demand/Leakage by Category
Apparel

The majority of Truckee’s Apparel Stores are either boutiques targeting Other Visitors and
Second Home Occupants, or Outlet Stores selling specialized goods to a much broader market.
While the leakage estimate shows some unmet demand for retail in Truckee, it may not be
enough to attract a significant amount of new stores in the short term.
Over the longer term, the projections show an increase of more than 30,000 square feet of
additional Apparel stores. Non-outlet Apparel Stores are more likely to locate in an expanded
Downtown, because “comparison goods” such as clothing and shoe stores tend to benefit from
locating near other stores that sell similar goods. While additional stores would create more
competition for existing stores, they would also help to create a critical mass of Apparel Stores,
making the Downtown a more popular shopping destination. Critical mass refers to the number
of retail stores necessary to create a retail experience that allows for shopping in a pleasant
environment among a variety of stores. It is the shift that occurs when shoppers switch from
visiting a single destination store to visiting a general retail area such as a downtown or mall, to
shop among a variety of businesses and explore new stores. Unfortunately, there is no precise
formula for critical mass: the necessary number of stores varies from place to place, and other
factors, such as type of retail and physical environment, also contribute to the phenomenon.
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General Merchandise

Although the General Merchandise category usually includes large discount and department
stores, the Truckee-North Tahoe trade area is not currently large enough to attract this type of
retailer. In addition, the town has placed a ban on stores over 40,000 square feet, which would
include most big box retailers. Most General Merchandise stores in Truckee are drug stores.
As the number of full-time residents and second home occupants increases, there will be
additional demand for stores that offer General Merchandise. The range of General Merchandise
stores in Truckee will likely remain limited, however, because of the size of the trade area, the
40,000 square foot cap on retail stores, and the presence of General Merchandise retailers such as
Target, Wal-Mart and Kohl’s in Reno.
While it is possible that the Railyard development could include a drug store that serves
Downtown residents, most General Merchandise stores will prefer to locate outside of the
Downtown, in shopping centers that offer superior highway access and convenient free parking.
For example, a Sears Authorized Retail Dealer store recently occupied space in the former
Truckee Tahoe Factory Outlet Center, located near the intersection of Donner Pass Road and
Northwoods Boulevard in the Gateway Area. The retail format for this retailer typically ranges
from 7,500 to 8,500 square feet.
Food Stores

Although Truckee does currently not have enough unmet demand to warrant another full-size
grocery store, there is currently sufficient demand for a smaller specialty food store or
convenience store. Over the next 15 years, additional demand for over 80,000 square feet of
Food Stores is projected, which could include a major supermarket. While it is unlikely that a
large supermarket would locate in the Downtown, a smaller specialty foods store has the
potential to fulfill unmet demand and act as an anchor to the Downtown, drawing increased foot
traffic and visibility to the area.
Eating and Drinking Places

Eating and Drinking Establishments have performed very well in the last decade, and Truckee is
already developing a reputation as a regional dining destination. The retail leakage analysis
reveals modest additional demand for a new restaurant in the short term, but demand for an
additional 50,000 square feet or more over the longer term. It is reasonable to expect that a
significant proportion of this demand could be captured in an expanded Downtown.
Home Furnishing and Appliances

Home Furnishing Stores have also thrived in recent years, likely due to the success of Truckee’s
second home market. Most of the furniture stores in Truckee cater to that market, offering highend pieces with a “mountain home” feel. The leakage analysis reveals a modest demand
(25,000 square feet by 2012) for additional furnishing stores, although the establishment of a
new store is unlikely at the present time due to the slowdown of the housing and consumer goods
market. It should be noted, again, that a Sears Authorized Retailer has recent opened in Western
Truckee.

47
Truckee Railyard Master Plan Economic Impact Analysis

The Other Retail Stores category includes a wide variety of types of retail, such as bookstores,
jewelry stores, office supply stores and nurseries. This category shows the highest level of
unmet demand. It was one of the categories, however, with the poorest performance over the last
decade. This combination may be a sign of mismatch between the types of Other Retail Stores
locating in Truckee, and the local demand for these stores. For example, book, music and
sporting good stores would be a good match for Truckee. These types of Other Retail Stores
cater to both visitors and locals, and are therefore less vulnerable to seasonal fluctuations in
visitor spending. This match is reflected in the fact that a high end outdoor sportswear store is
planned for the Old Flying A gas station site in the Downtown.
The Other Retail Stores category does lend itself to Internet retail, and local merchants will have
to compete with other retail goods available online. Stores that tailor their products specifically
to Truckee or the region, like the outdoor sportswear store referred to above, will have a
competitive edge over internet retailers.
The leakage analysis suggests that there is an opportunity to attract a significant amount of Other
Retail Stores to Truckee, some of which could be a good match for the Railyard development.
Sensitivity Analysis

The retail leakage analysis relies on certain key assumptions about the growth of income,
population and visitor spending in Truckee. Although it is a long-term (15 year) projection,
current unfavorable economic conditions have the potential to impact long-term growth. In
addition, there is a concern that climate change may lead to a decrease in precipitation in the
Sierra Nevada Mountains, which could have a negative impact on visitor spending. Although
Strategic Economics took a conservative approach in identifying key assumptions, the future is
uncertain. Future demand for retail space may be significantly less or greater than predicted in
this model, based on the potential variation of key assumptions. Therefore, the sensitivity
analysis (Table 10), examines a range of potential increases in supportable square feet of retail,
based on the assumption of more conservative growth (10 percent less than currently predicted)
to more aggressive growth (10 percent more than currently predicted).
Table 10: Increase in Supportable Square Feet, Sensitivity Analysis

Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

Avg.
Sales
per SF

Total
2007 2022

$220
$200
$415
$350
$265
$240

30,410
40,168
86,277
53,210
27,335
89,212
326,613

More
Conservative

(-

More
Aggressive

10%)

(+10%)

27,369
36,151
77,649
47,889
24,602
80,291
293,952

33,451
44,185
94,904
58,531
30,069
98,134
359,274

Source: Strategic Economics, 2009
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The original model predicts additional demand for 326,613 square feet of retail space in Truckee
by 2022. If growth is more conservative or more aggressive than assumed in the original model,
potential future demand could range from 293,952 to 359,274 square feet of retail space.
Planned and Proposed Development

The Town of Truckee has approved 30,092 square feet of new retail space and 123,731 square
feet of combined retail/office space (Table11, below; Map 3, page 51). Plans for an additional
153,600 square feet of retail and 70,000 square feet of retail/office space are currently under
review. The retail leakage analysis indicates demand for an additional 150,000 square feet of
retail space by 2012, which is in line with currently approved projects. The additional 223,600
square feet of retail space currently under review, however, has the potential to exceed projected
retail demand through 2022. Although all planned new developments are uncertain until
construction begins, given the recent economic downturn, the Town would be ill-advised to
approve more retail development than the area can absorb. It is likely, however, that the
economic downturn and the weakening of the housing market will delay many of these planned
and proposed projects indefinitely. Some may never be built at all. Developments currently
under review by the Town are even less certain. See Appendix D for a more detailed matrix of
planned and proposed development.
Table 11: Planned and Proposed Development in Truckee

Approved
Under Review

Retail space
(sq ft)
30,092
153,600

Office space
(sq ft)
27,252
116,000

Office or
Retail (sq ft)
123,731
70,000

Hotel rooms
320
60

Residential units
602
666

Source: Town of Truckee

The planned and proposed developments are scattered throughout the Town. Some of the
smaller commercial developments, such as Gray’s Crossing and Knights Crossing, will likely
attract small stores, primarily serving the surrounding residential areas. The Royal Ridge and
Gateway Vista projects would add to the existing concentration of freeway-oriented retail in the
Western Truckee subarea.
Two large master planned projects – the recently approved Hilltop Master Plan and Joerger
Ranch, currently under review - would potentially have the most significant economic impact on
the existing Downtown and the Railyard development. Joerger Ranch is a proposed mixed-use
project that could bring up to 153,600 square feet of retail to the Southeastern Truckee subarea,
which currently has only 21 businesses reporting sales tax. The proposed plan also contains a
Raley’s supermarket, which could potentially compete with the 20,000 square foot grocery store
proposed in the Railyard Master Plan. The Joerger Ranch Economic Impact Analysis, which
was completed in 2003, does not consider the Railyard Master Plan under its planned and
proposed developments. The Joerger Ranch Economic Impact Analysis contained much higher
retail demand projections than those contained in this report, due to an aggressive rate of
population growth projection that was not realized (a 4.3 percent projected annual growth rate
from 2002 through 2008, compared to a 1.6 percent actual growth rate). The retail demand
projections contained in this report utilize a more conservative growth rate.
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The Hilltop Master Plan, approved by the Town Council in August 2008, is located south of the
Truckee River and less than a mile south of the proposed Railyard development. This project
proposes up to 52,265 square feet of commercial space, a 60-room hotel and 295 residential
units. The Hilltop Master Plan Economic Impact Analysis does not perceive a competitive
conflict between the existing Downtown and the Hilltop Master Plan, because it views retail in
the Hilltop area as contributing to the critical mass of retail in the Historic Downtown. It is the
opinion of Strategic Economics, however, that because the Hilltop area is not easily accessible
from the Downtown, new retail in that area would be competitive and not necessarily
complementary with the existing Downtown and Railyard Master Plan. Although the Hilltop
site is less than a mile away from the Downtown core, it is separated from the Downtown core
by the Truckee River and train tracks, and is situated up a graded section of Brockway Road
which currently has no sidewalks. The pedestrian connection between the two areas is weak,
especially during the winter. Because of its simultaneous proximity and lack of connection to
the Downtown, the Hilltop Master Plan has the potential to dilute the concentration of retail in
Truckee’s Downtown, and compete unfavorably with both the existing Downtown and the
Railyard project.
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Map 3: Planned and Proposed Commercial Development, Truckee 2008

Source: Google Maps, Strategic Economics,2008
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CONCLUSIONS AND IMPLICATIONS
Reno is the closest major retail center to Truckee and many residents travel to Reno for daily
shopping needs.

Truckee competes heavily with Reno for resident retail spending. Because Reno is large enough
to attract national formula retailers and allows big box stores, it contains a greater variety of
stores, many of which are value-oriented. Truckee residents travel to Reno to buy general
merchandise, bulk foods, apparel and other goods which are either not available in Truckee, or
are significantly less expensive in Reno.
Truckee competes with local ski resorts and the North Lake Tahoe communities for retail sales.

Truckee competes with neighboring communities for visitor spending and some local resident
spending. Residents may choose to shop in the King’s Beach Safeway, for example, or visitors
may eat lunch while skiing at nearby ski resorts.
Food Stores and Eating and Drinking places account for the majority of retail sales in Truckee.

Truckee operates as the gateway to the North Lake Tahoe region from the west, and many
visitors choose to stop for groceries in Truckee on their way to other destinations. The
combination of spending by pass-through visitors, along with spending by local residents and
other visitors, have made food sales the Town’s largest single category of retail spending. Both
residents and visitors, meanwhile, support Truckee’s local restaurants. With popular restaurants
like Moody’s Bistro, Pianeta Ristorante and the Dragonfly, Truckee has also become a regional
dining destination. Eating and drinking sales is the Town’s second largest category of retail
spending.
General Merchandise Stores generate a relatively small share of Truckee’s total retail sales due to
competition with large value-oriented retailers in Reno.

The majority of General Merchandise stores in Truckee are drug stores. Other stores in this
category, such as department stores like Kohl’s or big box stores like Wal-Mart, have not located
in Truckee due to General Plan Land Use Policy P6.1, which limits building size, as well as the
possibility that the market is unable to support such stores at this time. The General
Merchandise category, therefore, has low retail sales in Truckee due to a lack of stores in this
category and competition with value-oriented General Merchandise retailers in Reno.
Other Retail Stores account for a relatively low share of Truckee’s retail sales due to poor sales
performance and competition with Internet retail.

The Other Retail Stores category is made up of store types such as book and music shops,
jewelry stores, galleries, sporting goods and other stores that are well-suited to the small, locallyowned business environment in parts of Truckee. Although nearly half (46 percent) of all
businesses in the Town fall into the Other Retail Stores category, this category accounts for just
16 percent of the Town’s total retail sales, and the retail leakage analysis indicates significant
unmet demand for Other Retail Stores in Truckee. This disparity between supply and demand
for other retail goods indicates that there may be a mismatch between the goods offered at Other
Retail Stores in Truckee, and the goods Truckee residents and visitors would like to purchase. It
may also be a sign of increased competition from Internet retailers.
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The Downtown and Western Truckee subareas occupy two distinct retail niches in Truckee.

Downtown Truckee is home to many small, locally-owned shops and restaurants, while Western
Truckee has more neighborhood-serving retailers, many of which are chain stores. The majority
of Downtown retailers are entertainment-oriented, which means they offer goods and services
that consumers purchase for pleasure and recreation (such as gifts, art, or a fine dining
experience), rather than out of need (like groceries, cleaning supplies and hardware). The retail
experience is important to entertainment-oriented shoppers. The historical character and
compact, pedestrian-friendly design of the Downtown provide an enjoyable, unique experience.
Western Truckee, meanwhile, is composed of auto-oriented shopping centers, which are a good
fit for neighborhood-serving stores such as grocers and pharmacies. Many stores that serve daily
needs are national chain stores, which prefer to locate in newer, larger buildings with ample
parking, such as those in Western Truckee. Western Truckee’s large parking lots are also
important for shoppers who drive between stores and leave purchases in their car while running
errands.
Truckee is projected to have high levels of future demand for Other Retail Stores, Food
Stores and Eating and Drinking Places.
The retail leakage analysis projects the highest levels of future demand in Truckee for Other
Retail Stores, foods stores and Eating and Drinking Places. With the exception of Other Retail
Stores, these retail categories are already performing well in the Town. Food Stores and Eating
and Drinking Places are a good match for the town because they serve both locals and visitors,
and have the potential to draw visitor spending from other nearby communities. Other Retail
Stores are not currently performing well in Truckee, which may indicate a mismatch between the
type if goods offered by retail stores in the Town, and the type of goods that residents and
visitors would like to buy.
Although planned and proposed projects currently approved and under review by the
Town have the potential to provide more retail than the area can absorb, the current
economic downturn will likely deter some of these projects from being built.
There is currently 377,423 square feet of new retail or retail/office space approved or under
review by the Town staff, which exceeds both the 326,613 square feet of retail demand projected
through 2022, and the more aggressive estimate of 359,274 square feet of retail demand, which
would only occur under more favorable economic conditions. If all of the retail space that is
approved or under review is built before 2022 (and more space is approved or submitted for
approval in that time), Truckee would have more retail space than the Town could absorb.
Although it is likely that the emerging credit crisis and economic recession will deter
development of many planned projects, the Town should continue to take a conservative
approach in approving new retail, carefully monitoring which projects are built to ensure that
actual retail development matches demand.
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V.

CASE STUDIES

This section examines the experiences of three communities with retail development concerns
similar to those of Truckee. The case study cities are Bend, Oregon, McCall, Idaho and
Telluride, Colorado. The discussion concludes with a synthesis of shared “lessons learned” from
each town’s successes and failures. Community stakeholders, the consultant team and city
officials selected the case study cities based on certain similarities to the Town of Truckee.
Although no city is an exact match, there are elements of each town’s experience that have value
for Truckee.
BEND, OREGON
Population: 77,835
Median Age: 35.8 years
Median Income: $50,92630
Bend is the urban center for Central Oregon,
located on the edge of the Cascade Mountain
Range. Both tourists and residents alike are
attracted to Bend’s vibrant downtown and easy
year-round access to outdoor recreation
opportunities.
Originally a logging Town, Bend hit an
economic low point in the 1980’s when nearly
one quarter of its workforce was unemployed.
Community leaders came together and decided to pursue tourism as an economic development
strategy. Around the same time, Bend implemented an Urban Renewal Zone in its ailing
downtown, utilizing tax increment financing31 to make streetscape improvements, buy land for
public development, and make grants and loans related to the revitalization of the downtown.
After acquiring land for centralized parking structure in the downtown, the city partnered with
private developers to develop infill projects on small lots carved out of the original land
acquisition. With only a small write-down from the city, an affordable housing developer was
able to build a mixed-use project on one of the lots, with four floors of for-sale affordable
housing.
The citizens of Bend were active participants in the redevelopment process. They raised money
to buy and renovate the shuttered Art Deco Tower Theatre, which reopened in 2004 and is
staffed entirely by volunteers. The theatre draws local residents and visitors to the downtown,
who enjoy the ability to park once and take in dinner and a movie. Downtown Bend is also
30
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Tax increment financing is a tool used to finance redevelopment and community improvement. When community
investments are made, land values (and therefore property tax revenue) rise. Tax increment financing captures the
increased property tax revenues and dedicates them to future community improvements.
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home to more than 40 restaurants within 16 square blocks. The concentration of restaurants in
the downtown encourages patrons to walk around and examine their options before selecting a
restaurant, which provides increased foot traffic and visibility for non-restaurant businesses. The
hotels located in downtown Bend are booked solid during the peak seasons by visitors who enjoy
the convenience of being close to the entertainment, dining and shopping options in the
downtown.
Recently the town worked with local business owners to establish an Economic Improvement
District in the historic core, which taxes all downtown businesses to pay for street amenities such
as flowers, seasonal decorations and lighting. The streetscape improvements help to establish
downtown as a unique and special place, and act as a complement to previous urban renewal
efforts. Today Bend’s downtown is populated by a variety of locally-owned businesses,
including gift shops, antique stores, art galleries, specialty food stores and restaurants. The
dominance of locally-owned businesses in the downtown is a natural occurrence, due to the
adaptability of small businesses and the inability of formula retailers to locate in the small and
irregular retail spaces. According to the Bend Downtowners Association, 75 percent of all
dollars spent in the downtown are from tourists.
Downtown Bend is complemented by the Old Mill District, a large mixed-use retail development
located just one half of a mile south of the downtown core. The Old Mill District, which opened
in 2000, is home to 260,000 square feet of retail, second floor office space, a movie theatre and
an 8000-seat performance space. It houses many national chain stores, such as Coldwater Creek,
J. Jill and REI, which fit easily into the large retail spaces and standardized floor plans.
Although there was some early resistance to the Old Mill District from downtown business
owners, the current coexistence of these two retail districts enables Bend to maintain its unique
downtown while still partaking in the benefits of large national retail stores. Rents in both retail
areas are reported to be at the same level.
Bend’s ability to host national retail chains is due in part to its large year-round population,
which grew from around 52,029 in 200032 to 77,835 in 2008. Many formula retailers look for a
sizable year-round retail base when selecting store locations.
The influx of affluent new residents, in addition to the expansion of the city’s economic base, has
led to rapid economic growth in the last 15 years. These forces are interconnected and have had
a variety of impacts on the city, some more welcome than others. While most residents look
positively on the city’s economic prosperity, some of the cultural changes that came with the
new residents are more controversial. In 2008, for example, the majority of Bend’s residents
registered to vote as Democrats for the first time in city history. Bend has experienced a cultural
and economic transformation over the last 15 years, but by working concurrently to stimulate its
economy through tourism and improve the downtown through urban renewal, it has succeeded in
reestablishing itself as a center of outdoor adventure tourism and a very livable city.

32

2000 United States Census
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Map 4: Downtown Bend, Oregon

Source: Town of Bend

Key Findings from Bend, Oregon
The Tower Theatre draws residents and visitors alike to Downtown Bend.

The citizens of Bend raised money to buy and renovate the Tower Theater, which reopened in
2004 and is now an integral part of the downtown. The Theater provides a focal point to the
downtown, attracting both visitors and locals to the area and increasing the foot traffic and
visibility of other businesses.
Hotels in the downtown are in demand because of their proximity to dining, entertainment and
shopping opportunities.

The hotels located in downtown Bend are booked solid during peak seasons. Visitors enjoy the
convenience of being able to walk to shopping, dining and entertainment options in the
downtown. These visitors help to support downtown businesses.
Downtown Bend supports more than 40 restaurants over 16 square blocks.
The concentration of restaurants in Downtown Bend suggests that the restaurants benefit from
locating within a small geographic area. Patrons are able to walk around and examine their
options before selecting a restaurant, which provides increased foot traffic and visibility for both
restaurants and non-restaurant businesses.
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The Downtown and the Old Mill District fill two distinct retail niches in Bend.

Downtown Bend is more community-oriented than the Old Mill District and is primarily
composed of small, locally-owned businesses. People who visit the downtown enjoy the historic
character of the area and unique stores and restaurants. The Old Mill District is primarily home
to formula retailers, and operates as an upscale mall in Bend. Visitors to this shopping center
often know exactly what they want to buy, making it more of a convenient shopping destination,
rather than the unique overall experience that the downtown provides.
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MCCALL, IDAHO
Population: 2,425
Median Age: 40.8 years
Median Household Income: $58,26933
Originally a logging community, McCall, Idaho
has been an all-season tourist destination for over a
century. Although it has a long history as a resort
town, McCall experienced a boom in tourism and
development activity in the last decade. In 2006
the city determined that it was unable to
accommodate rapid growth with its existing staff, General Plan and infrastructure. The city
placed a one-year moratorium on all new developments.
After the moratorium was lifted in 2007, McCall implemented several strategies to maintain both
its economic viability and its small town feel. In order to encourage compact, mixed-use
development, the city requires that all buildings in the downtown central business district devote
50 percent of ground floor space to commercial or public use. In addition, residential
development is permitted in commercial districts only as part of a mixed-use project. This has
led to projects such as Alpine Village, a five-acre mixed-use development currently under
construction, which broke ground in 2007. Located next to the downtown, Alpine Village will
house over 100 condominiums, 36,000 square feet of retail and will be anchored by a pedestrian
plaza.
The city also implemented a Planned Unit Development program. This program offers rewards
including density bonuses and height increases to developers that willingly incorporate public
amenities, such as renewable energy, community housing, and space for local businesses, into
their developments. As of July 2008 there were five developments underway utilizing the
Planned Unit Development program.
McCall also updated its Urban Renewal Plan, which was established in 1990 to capture the tax
benefits of increasing land values. The new plan dedicates Urban Renewal funds to the redesign
of the Payette Lake waterfront, including the rehabilitation of Legacy Park, a large open space
adjacent to the downtown. The proposed promenade along Legacy Park will connect the
existing downtown to the East Lake shopping district, and has sparked interest in the
development of a large parcel of land situated between the two areas.
McCall has very few national chains, primarily because the Town’s year-round population is too
small to attract most formula retailers to the area. As a precautionary measure, the Town has
placed a 10 percent cap on formula retail in the downtown core, and a 40,000 square foot limit
on retail footprints. The majority of the Town’s stores are geared towards visitors, and residents
shop online or travel over 100 miles to Boise to stock up on basic necessities. Given the
seasonal nature of the tourist economy, many retailers have a difficult time maintaining their
33

2008 Demographic Snapshot Comparison report, Claritas Inc (Population, Median Age and Median Income)

Truckee Railyard Master Plan Economic Impact Analysis

-58-

businesses year round. Restaurants and sporting goods stores have had the most success, while
those most dependent on tourist dollars, such as high-end clothing shops, have difficulty
adapting to the seasonal nature of retail in McCall. The Town is currently planning to add a
conference center to help support local retail during the shoulder seasons.
Map 5: Downtown McCall, Idaho

Source: Town of McCall

Key Findings from McCall, Idaho
To preserve the integrity and continuity of the downtown retail experience, McCall requires at least
50 percent of all ground floor space in the downtown be devoted to commercial or public use.

In response to a booming housing market that threatened to overwhelm their downtown with
second homes and real estate offices, McCall passed an ordinance requiring at least 50 percent of
all ground floor space in the downtown be converted to commercial or public use. This
requirement protects the continuity of retail spaces in the downtown, and ensures that pedestrians
will be able to interact with the majority of ground floor space.
Restaurants and sporting goods stores serve both locals and visitors, and therefore successfully
avoid dramatic seasonal fluctuations in sales.

In addition to seasonal fluctuations, visitor populations also vary based on economic conditions.
In bad economic times, many people view vacations as a luxury. Stores that rely on visitor
spending, therefore, are not only exposed to seasonal variations in income, but also have a
heightened vulnerability to economic downturns. McCall’s trade area is not populous enough to
attract a large mix of visitor and local serving retail. As a result, visitor-serving stores in the
downtown are vulnerable to seasonal shifts in retail spending. Stores that manage to cater to
both visitors and locals perform the best year-round.
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TELLURIDE, COLORADO
Population: 2,319
Median Age: 35.8 years
Median Household Income: $83,62134
Located on the Rio Grande Railway,
Telluride, Colorado was founded in 1878.
Telluride’s main industry was mining until
the 1960’s, when the Town became a haven
for the counterculture movement. After the
first ski lift was installed in 1972, Telluride
also became known for its outdoor
activities and many festivals, and by the
1990’s it was established as a popular
resort town.
Telluride began a historic preservation process early, and in 1964 the downtown core was added
to the National Register of Historic Places. Today Telluride tries to balance development and
growth with the best interests of the Town’s residents, environment and economy. The Town’s
Planned Unit Development process rewards developers who willingly incorporate affordable
housing, public space and historic preservation into their projects with zoning incentives such as
increased density and height limits. In order to limit the use of downtown storefronts for real
estate offices (real estate is the highest grossing industry in Telluride), the town council placed a
moratorium on new ground level offices in the downtown. Similar policies in Vail and Aspen
are in place to ensure that their downtowns maintain the critical mass of retail necessary to
provide a pleasant pedestrian experience.
Telluride also maintains strict design guidelines for new developments on the edge of historic
downtown, to ensure that they blend seamlessly with existing buildings. Rents for newer
buildings in the downtown are on par with those of existing buildings.
Like many resort towns, Telluride has a serious labor shortage. Most people who work in the
Town cannot afford to live there. The Town has addressed this issue by requiring any new
development, regardless of use, to provide some amount of employee housing onsite or at an
alternative location. Although locals report that this hasn’t “solved” the labor shortage, it has
provided a larger employee housing stock.
The majority of Telluride’s downtown stores focus on the tourist and second homeowner market,
with gift shops, sporting goods stores, alpine clothing stores and restaurants experiencing the
most success. Stores which offer goods tailored to the interests of Telluride’s visitors and
residents, such as ski boot fitting, kayaking and climbing stores, perform well in the town. There
are a few food markets in Town and a “shop local” campaign encourages residents to buy basic
necessities within Telluride, despite higher prices compared to larger, out-of-area cities. Perhaps
the most effective informal “shop local” campaign has been the rise of gas prices.
34
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The Nugget Theatre is an important component of downtown Telluride. In addition to drawing
visitors and locals to the downtown, the Nugget Theatre hosts the Telluride Film Festival. The
film festival is held annually in early September, and is an important contributor to the town’s
economy in what has traditionally been the slow season. The theater has proven so important
that the town subsidizes its operation, an unusual practice for a small town.
Like many “ski towns,” Telluride’s busiest season is the summer, when it hosts a number of
popular festivals. The tourism economy is strong for about 10 months out of the year, enabling
local retailers to maintain a more stable revenue stream than in many other small, tourism-based
towns.

Map 6: Downtown Telluride, Colorado

Source: Town of Telluride

Key Findings from Telluride, Colorado
A moratorium has been placed on ground floor retail in the downtown to prevent real estate offices
from diluting the retail experience.

Telluride placed a ban on ground floor real estate offices in the downtown to prevent the offices
from replacing shops and restaurants and diminishing the critical mass of retail in the downtown.
A shortage of workforce housing in Telluride has been partially addressed by requiring all new
residential developments to include workforce housing units.

Telluride has a progressive affordable housing policy that requires all new residential
developments to include workforce housing. This policy ensures that local workers will have an
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affordable place live, and that some portion of houses will be inhabited year-round, providing a
stable customer base for local businesses.
Stores which offer goods targeting the interests of Telluride’s locals and visitors perform well in the
Town.

Specialty stores such as kayaking, mountain climbing and boot repair stores offer goods and
services that appeal to both locals and visitors. These types of specialty stores offer products that
Wal-Mart and other large General Merchandise stores don’t carry, and therefore avoid direct
competition with large discount retailers in neighboring towns.
By hosting the Telluride Film Festival, the downtown Nugget Theatre plays an important role in
the town’s economy.

For most of the year, the Nugget Theatre is a traditional downtown movie theatre, drawing locals
and visitors into the town for dinner, a movie and maybe a little shopping. During September,
the Theatre plays a much larger role in the Town’s economy: that of host of the Telluride Film
Festival. The theater has proven so important to Telluride’s economy that the Town subsidizes it
operation.
SUMMARY OF CASE STUDY KEY FINDINGS
Downtown movie theatres attract both visitors and locals, and have the potential to play an
important role in tourism-based economies.

Both Bend and Telluride have a movie theatre in their historic downtown, and report that the
theatre is an important cultural element of their town which draws both tourists and residents
downtown. In addition, the Nugget Theatre in Telluride plays an important role in the town’s
economy as the host of the Telluride Film Festival
Downtown hotels are in demand because of their proximity to dining, entertainment and shopping
opportunities.

Hotels located in downtown Bend and Telluride are extremely popular, due to their proximity to
dining, shopping and entertainment options. Both towns report that their downtown hotels are
fully booked months in advance.
The concentration of restaurants in a single, pedestrian-oriented downtown may benefit
both restaurants and non-restaurants in the area.
Downtown Bend supports more than 40 restaurants over 16 square blocks, which suggests that
the restaurants benefit from locating within a small geographic area. Patrons are able to walk
around and examine their options before selecting a restaurant, which provides increased foot
traffic and visibility for both restaurants and non-restaurant businesses.
Maintaining ground-floor retail uses is important to the vitality of small downtowns, particularly in
tourist communities with active real estate markets.

Both McCall and Telluride have placed limits on non-retail uses in downtown ground-floor
space. These ordinances are intended to protect the continuity and critical mass of retail space
and ensure that pedestrians are able to interact with the majority of ground floor space. In
Telluride, the moratorium was specifically intended to prevent real estate offices from
monopolizing downtown storefronts.
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Stores that serve both visitors and locals perform well year-round, and successfully avoid dramatic
seasonal fluctuations in sales.

Small towns such as McCall and Telluride do not have a trade area populous enough to attract a
large mix of visitor and local serving retail. As a result, visitor-serving stores in the downtown
are vulnerable to seasonal shifts in retail spending. Stores that manage to cater to both visitors
and locals, such as restaurants and sporting goods stores, perform the best year-round.
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VI. IMPACT ANALYSIS
INTRODUCTION
Like many small mountain communities, Truckee has undergone a shift from a resource-based
economy driven by logging and the railroad, to a tourism/second home economy related to
seasonal outdoor sports. This trend is also reflected in the Town’s changing demographics. In
earlier generations, Truckee was more of a “blue collar” community, but with the Town’s
significant population growth over the last 10 years, demographic data indicate that Truckee
residents are now older and wealthier than those of the surrounding County and State, consistent
with the Town’s changing economic structure. This economic shift has occurred along with
other meta trends in the U.S. economy as a whole, particularly with respect to the retail industry.
Many retailers, including grocery and drug chains, have moved from small format stores located
in historic downtowns, to much larger stores with many more products and serving a larger trade
area. The physical manifestation of this shift is that these stores, which were once the anchor
tenants of historic downtowns, have moved out to arterial streets and freeway interchanges where
there is more room for larger stores and associated parking lots.
The convergence of the shifting economic base, changing demographics, and modern retail
trends all play a part in shaping the role that all small town downtowns play in their community,
and Truckee is no exception. Downtown is no longer the destination for people taking care of
their daily and weekly needs for food, health care products and basic clothing. These needs are
now all typically met by suburban shopping centers and “big-box” power centers. As a result,
Downtown has taken on a new function as the center for entertainment, such as restaurants, and
specialty shopping including boutiques, specialized sporting goods stores, and gift shops.
Future changes in Downtown Truckee will be driven by these outside forces as well as events
internal to the Downtown, and it is critical to understand this in evaluating the impacts of the
Railyard Master Plan. The Master Plan can either help the Downtown capitalize on these
broader trends and further strengthen its position in Truckee; or create a “missed opportunity” for
transformation that will detract from Downtown’s ability to reposition and reinvigorate itself
relative to the broader trends.
This economic impact assessment takes a three-pronged approach to identifying the potential
impacts of the Railyard Master Plan. As discussed above, the Plan’s implications are intertwined
with the historic, existing, and future conditions in Downtown, in the rest of Truckee and in the
broader region.
The first part of this assessment, therefore, examines three factors important to the future of the
Downtown: the changing nature of retail in the Downtown, the current functional problems in
the Downtown, and the developments planned and proposed throughout Truckee that could
compete with the Downtown. Second, the development program and phasing for the Railyard
Master Plan are presented, and the potential impacts of each potential land use are addressed.
Finally, the assessment focuses on the impact of the Railyard Master Plan as a whole on areas of
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concern identified by community members.35 This section addresses the impacts of the project
on rents, competition and the mix of retail stores in the Downtown, as well as the historic
character of the Downtown and the smart growth goals of the Town.
There is a natural overlap between the three sections of this impact analysis, and therefore some
concepts and findings are mentioned in multiple sections. This repetition and referral between
sections is necessary to provide a complete picture of potential impacts.
DOWNTOWN TRUCKEE EXISTING CONDITIONS
The Railyard development will one day be a part of Downtown Truckee, and its impacts are
inextricably linked with the forces that have shaped the Downtown. This section examines the
area’s changing retail niche, the current functional problems facing the Downtown and the
potential competition from future planned and proposed developments. These factors will all be
issues for the Downtown’s future success with or without the Railyard project, and set the stage
for implementing the Railyard Master Plan and its potential impacts.
Downtown Truckee is no longer a center for daily local shopping.

As in many small towns across the country, Truckee’s Downtown is no longer a place to shop for
daily needs. Over the last 50 years, auto-oriented shopping centers have taken over this role, and
many residents now shop on the Internet or drive long distances to shop in value-oriented big
box stores and national retail chains.
The Downtown has evolved into a destination for entertainment-oriented retail. People come to
the Downtown to enjoy the historic retail environment, visit popular restaurants, and browse
through specialty stores. These businesses offer dining and shopping experiences unique to
Truckee, and rely on a fun and active retail environment to attract and retain shoppers in the
Downtown.
Although locals may not visit the Downtown daily, their reasons to go Downtown will increase
with the addition of new retail and entertainment opportunities. Locals already report
frequenting Downtown restaurants, and additional restaurants would provide more reasons to
visit the area. Downtown Bend, for example, has more than 40 restaurants over 16 square
blocks. People are attracted to the area because they can wander around the Downtown,
examining menus and ambiance, before selecting a final restaurant. Downtown Truckee has the
potential to become a similar dining destination.

35

In March of 2008, Strategic Economics conducted interviews with twenty stakeholders to learn the community’s
thoughts and concerns about Truckee’s economy, the historic downtown and the proposed Railyard development. A
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public workshop was held to supplement these findings on April 8 , 2008.
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Downtown Truckee currently faces functional problems that hinder its
performance as a retail district.

Community members cited several key factors that deter them from visiting the Downtown:
dissatisfaction with the current parking system, a lack of pedestrian connectivity among the three
subareas in the historic core, and that the area can feel dirty and untended. Downtown Truckee
currently relies on street parking, and a paid parking system which many residents find
inconvenient. Once out of their cars, residents must contend with sidewalks that do not always
connect from block to block, and retail areas such as Brickelltown that are physically not as close
in proximity to the Downtown core area. In the winter, snow drifts block pedestrian access to
some parts of the Downtown altogether. Addressing these basic functional problems would help
to create a more positive environment and draw more locals and visitors alike to the Downtown,
regardless of whether the Railyard Master plan is ever executed.
Future planned and proposed retail development has the potential to overwhelm
Downtown retail.

If all retail development currently approved or under review by the Town of Truckee is built, this
space will exceed projected retail demand through 2022. Assuming that some of these projects
are built in the next five years, there could be a significant period of time when retail supply in
Truckee could exceed demand, thus setting up significant challenges for older shopping centers
as well as the Downtown. To some extent, this problem has been created by the Town’s General
Plan, which has tried to create a “smart growth” framework by spreading retail centers around
Town, creating shorter driving distances between existing neighborhoods and new retail centers.
But, in reality, the “smart growth” objective may work at cross-purposes to the Town’s other
goals for economic prosperity, and may need to be reconsidered. In order to preserve and
enhance the vitality of the historic core, the Downtown must be a development priority. The
Town should take care not to approve more retail than the Town can absorb, and avoid
approving retail uses that might compete directly with the Downtown.
IMPACTS OF THE RAILYARD MASTER PLAN
The Railyard Master Plan calls for a mix of residential, retail, live/work, work/live and office
space, as well as a boutique hotel, theater, grocery store and civic building (Table 12, page 67).
Although the Plan calls for all of these uses to be included in the Railyard development
eventually, market conditions will determine the final composition and timing of the project. For
the purposes of this impact analysis, however, the assumption has been that the maximum
allowable development set out in the Railyard Master Plan will be built. Time ranges for
completion of the project were estimated by the developer.
This impact analysis addresses the first phases of the Railyard Master Plan which are expected to
be developed in two to five years. Due to the short time frame for development, the impacts of
Phases 1A and 1B will be considered together. These phases will be an extension of Commercial
Row, with a compatible scale and character. Impacts have been broken out by each land use
element within the overall development program.
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The future phases of the Railyard Master Plan will be implemented based on market conditions,
with full buildout expected in 15 to 20 years. Due to the difficulty of predicting long range
market and demographic conditions, a detailed analysis of the future phases cannot be conducted
at this time. Trends and conclusions about the future phases of the Railyard Master Plan are
discussed in a general way, however, later in the impact analysis.
While this report considers the potential impacts of the phasing proposed for the Railyard Master
Plan, it does not recommend an optimal phasing schedule. The phasing for the project will
depend on market conditions at the time the project is built.
Table 12: Phased development of the Railyard Master Plan
Live/Work or
Residential
Retail
Work/Live

Office

Phase 1A

36 units

17,000 sf

7 units

n/a

Phase 1B

34 units

10,000 sf

22 units

n/a

Future Phases

210 units

43,000 sf

261 units

15,000 sf

Total

280 units

70,000 sf

290 units

15,000 sf

Other
52 room
boutique hotel
16,000 sf
theater
20,000 sf
grocery store
25,000 sf civic
building
Hotel, theater,
grocery store
and civic
building

Source: Railyard Master Plan; Holliday Development

Retail

There are 27,000 square feet of retail space36 planned for Phases 1A and 1B of the Railyard
Master Plan, which represents an approximate 18 percent increase in retail space from the
current 151,598 square feet in the Historic Downtown. The potential impacts of this space will
be determined in large part by its retail tenants. Indicators such as historical sales performance,
examples from case study towns, demographic and psychographic trends and information from
key informant interviews are incorporated in this analysis to identify the retail tenants most likely
and best suited to locate in the new Railyard development.
The retail leakage analysis provides the broadest indication of the retail categories most likely to
be in demand in Truckee over the next 15 years. Although current economic conditions may
have an adverse impact on retail demand in many of these categories, this report considers
demand projections over the longer term. This report employed a conservative approach to
projecting long-term demand, in order to account for the recent economic downturn.
Ranked by highest to lowest projected future demand, the retail categories most likely to be in
demand in Truckee over the next 15 years are:

36

Retail space includes all uses generating retail sales tax, including restaurants and bars.
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1.
2.
3.
4.
5.
6.

Other Retail (i.e. gift shops, art galleries, book stores, music stores, etc.)
Food Stores
Eating and Drinking Places
General Merchandise Stores
Apparel Stores
Home Furnishings and Appliances

Finding the right retail tenants for the Railyard project is not as simple as projecting demand,
however. Stores within retail categories can be vastly different in size, offerings and retail
experience, and matching retail tenants to the right place is just as important as matching them to
demand. Truckee may have significant unmet demand for Food Stores, for example, but a WalMart Supercenter is not a good match for the Town in size or retail character.
The retail tenants most likely to perform well in the Railyard development are those that fit with
the entertainment orientation of the Downtown. People come to the Downtown to enjoy the
historic retail environment, visit popular restaurants, and browse through the stores for goods
they will purchase out of pleasure, rather than necessity. The leakage analysis indicates the
highest unmet demand in Truckee is for Other Retail Stores, both now and in the future. The
Other Retail Stores category includes a variety of retail types,37 but those best suited to the
Railyard development that carry for discretionary items, such as gift shops, jewelry stores and
book stores. Although most people cannot afford to shop at these types of stores every day,
tourists on vacation often splurge on such purchases, and the demographic and psychographic
data indicate that Truckee’s population is wealthy enough to visit such stores occasionally as
well. Sporting goods stores are also a good fit for the Downtown, given the popularity of
outdoor sports among visitors and locals alike. These retail store types are also suited to the
locally-owned, boutique format, which is most likely to succeed in the Downtown. This format
is a good fit for the Downtown because of the irregular size and structure of the historic
buildings, and the small retail spaces planned for much of the Railyard project preclude most
national formula retailers from locating in the Downtown. In addition, because locally-owned
stores often sell goods with limited availability, they resist competition from national retailers.
This is an added benefit when serving tourists, who want to buy things on vacation that they
cannot purchase at home.
Of the potential new retail space, 30 percent (8,100 square feet) is expected to be tenanted by
restaurants. Eating and Drinking Places have historically performed well in Downtown Truckee,
generating almost half of all sales in the subarea. The leakage analysis indicates that Truckee
will be able to support an additional 21,555 square feet of Eating and Drinking Places by project
build-out. Although 8,100 square feet of new restaurant space represents almost 40 percent of
the Town’s additional supportable space, the Downtown is one of the most suitable locations for
new restaurants in Truckee. The compact nature of the Downtown will allow diners to examine
several menus before making a selection, and the addition of a theater in Phase 1B will enable
residents and visitors to take in dinner and a movie without leaving the Downtown. In addition,
quantitative indicators of demand can understate the power of “critical mass” in a retail district.
The bigger the district and the more offerings it has, the more attractive the place becomes for
37
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consumers. Therefore, the amount of restaurant space that Downtown could eventually support
may go well beyond what could be supported, based simply on the leakage analysis. Downtown
Bend, for example, is home to the Tower Theater and has more than 40 restaurants spread over
16 square blocks, frequented by visitors and locals alike who enjoy parking once and choosing
from a variety of dining destinations. With the presence of high-end restaurants like Moody’s
Bistro and the Dragonfly Restaurant, Truckee is already becoming a local dining destination.
The opening of new restaurants would cement this reputation and draw more locals and visitors
alike to the Downtown.
The Railyard project also includes tentative plans for a specialty grocery store. While the retail
leakage analysis suggests significant unmet demand for Food Stores in Truckee, the Town
already has two large grocery stores, with a possibility for a third in the Joerger Ranch
development. A new specialty grocery store in the Downtown should not compete directly with
large grocery stores. It could be a national chain such as Trader Joes, or a locally-owned
business specializing in organic or gourmet foods. The relative wealth of Truckee’s residents
and visitors suggest that this type of store would be a good match for the Town. Provided it is
adequately parked, a small grocery store could be a good fit for the Downtown, and has the
potential to bring both locals and visitors Downtown on a more regular basis. In this case,
capitalization and a strong business model will be much more important to such a store’s success
than just the level of unmet demand within the market area.
Finding: Retail tenants that meet unmet demand and are a good fit for the character of the
Downtown will contribute to the success of the Railyard project, draw more locals and visitors to
the area and provide a boost to the entire Downtown. Restaurants, book stores, jewelry stores,
gift shops, sporting goods stores and a specialty grocery store would all be good matches for the
Railyard development and Downtown Truckee as a whole.
Theater

The Railyard Master Plan includes a 16,000 square foot movie theater, which has the potential to
draw more locals and visitors to the Downtown and benefit the restaurants in particular. In
Bend, Oregon for example, the Tower Theatre is a significant draw to the downtown. It features
movies and live shows, and many theatergoers arrive early to take in “dinner and a movie.” The
Tower Theater is operated by a nonprofit organization and staffed entirely by unpaid volunteers.
The community support for the theater is evidence of the vital role it plays in the economic and
cultural health of the town.
In Telluride, the downtown Nugget Theatre plays a similarly important role in the Town. In
addition to drawing both tourists and locals to the downtown, the Nugget is home to the
Telluride Film Festival. The film festival is a major tourist draw, and helps to support the town’s
economy during the off-season. The theater has proven so important that the town now
subsidizes its operation.
The community and civic support of the Tower Theater in Bend and the Nugget Theatre in
Telluride speak to the important role a theater might play in Truckee. A flexible format theater
that could host both movies and live events would provide a cultural hub for the Town, and
become a draw for both locals and visitors.
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Finding: A movie theater has the potential to draw more people to the Downtown, and benefit
the restaurants in particular. A theater designed to host both movies and live events would
provide increased flexibility for entertainment in the Downtown. Although a theater is
potentially an important anchor activity for other uses in the Downtown, it may not be financially
viable on its own and may require a combination of public and private support.
Boutique Hotel

The 52-room boutique hotel planned for the Railyard development has the potential to support
Downtown businesses and bring more people to the Downtown. Downtown Bend, for example,
is home to several small hotels, and hotel guests tend to stay Downtown so they can shop and
dine without driving. The Bend Downtowners Association reports that many visitors choose
downtown hotels specifically so they can be close to shopping, dining and entertainment options.
The Phoenix Inn and the Mill Inn, both located in downtown Bend, are fully booked several
months in advance. Downtown Telluride also hosts several small, upscale hotels, which are
among the most popular places to stay in the downtown. Hotel guests appreciate being able to
visit downtown shops and restaurants without having to rent a car.
A 52-room boutique hotel would bring an estimated $749,49838 of retail spending to the Town
each year in addition to the transient occupancy revenues. This increase in demand is
incorporated into the retail projections in the retail leakage analysis. It represents a significant
amount of new support for both existing and proposed retail outlets. A broad overview of the
hotel market in Truckee is included in Appendix F.
Finding: A boutique hotel has the potential to support Downtown businesses and bring more
people to the Downtown.
Residential Units

The 70 residential units planned for the first phases of the Railyard project would bring
additional retail demand and vitality to the Downtown. Seventy new housing units have the
potential to bring approximately 105 new residents to the Downtown, generating almost
$396,31039 of new retail to Truckee each year, a portion of which would be captured in the
Downtown. Although some spending would occur outside of the Downtown, new residents
would provide a built-in customer base for businesses throughout the Historic Downtown. This
increase in demand is incorporated in to the retail projections in the retail leakage analysis. This
figure may appear high in comparison to the spending generated by the hotel, but it reflects a
difference between vacation spending, which often includes meals eaten out, shopping trips and
souvenirs, and every-day spending, which is generally more conservative.
In addition to patronizing shops and restaurants, new residents in the Downtown would be able
to walk or bike throughout the Downtown, increasing the presence of people on the streets,
38
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interactions between neighbors, and overall vitality of Downtown Truckee. The new
homeowners would also have an incentive to invest both money and time in the success of both
the historic Downtown and the Railyard development.
The type of housing developed as part of the Railyard Master Plan will affect how the new units
impact the Town. For example, the positive benefits of new residential development in the
Downtown will be diminished if the units are purchased by second home owners rather than
local residents. Even if second home owners rent out the units, when they are not in residence,
both the retail and cultural impacts of the residential units would be lessened. The presence of
vacant housing units may even have a negative impact on the Downtown, by giving the area a
deserted feel.
The inclusion of affordable housing in the development would partially address the concern
about second homeowners leaving units vacant in the Downtown. The Railyard Master Plan
calls for a formalized agreement between the developer and the Town to set a program for
affordable housing the Railyard development. Residents of affordable housing would be
required to live in the units full-time, ensuring that at least some portion of new residential units
are inhabited by locals, and enable Truckee residents who may not otherwise be able to afford a
new home to live in the Railyard development. A diversity of new residents will add depth and
dimension to the growing Downtown community. While there may be some concern that people
who are eligible for affordable units have insufficient incomes to contribute much buying power
to the Downtown, this is generally a misconception. Even moderate income households have
significant disposable income, and, while these residents may not spend as much as higher
income households, they still provide an important base of support for local businesses.
Finding: Residential units would bring more people to the Downtown and support Downtown
businesses. If purchased for vacation use and left vacant for most of the year, however, these
housing units could create a drag on the vitality of the Downtown. The inclusion of affordable
housing units would ensure that at least some portion of new residential units are inhabited by
locals, and enable Truckee residents who may not otherwise be able to afford a new home to live
in the Railyard development. The Town and the developer should create a formalized agreement
to set an affordable housing plan for the Railyard development, as written in the Railyard Master
Plan.
Live/Work or Work/Live Space

40

As with residential units, the 29 live/work or work/live units planned for the Railyard project
would have a positive impact on the Town by bringing more locals to the Downtown. Whereas
most residential spending would occur on nights and weekends, both live/work and work/live
units would have the added benefit of bringing daytime office workers, and their customers and
clients, to the Downtown. Twenty-nine new units have the potential to slightly increase the
daytime presence of locals in the Downtown and provide new year-round customers for
40

Live/work units are intended to be used primarily for residential purposes, with work as the secondary purpose.
Work/live units are intended to be used primarily for work, with a secondary residential purpose.
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restaurants in both the Railyard development and the Historic Downtown. Although Bend,
Oregon does not have live/work space in the downtown, small office spaces located above retail
stores have attracted professionals such as attorneys, accountants and architects who enjoy the
convenience and access to shopping, dining and entertainment available from the downtown
location. These small office spaces are typically fully leased and have proved very successful in
the Bend market.
At 800 to 1,400 square feet per unit, 29 new live/work and work/live spaces would bring an
estimated 38 new residents to the Downtown and generate an estimated $233,104 of new retail
spending41 into the Town of Truckee. This figure reflects both residential and worker spending,
and is incorporated into the retail demand projections in the leakage analysis.
Both live/work and work/live uses have the potential to be used as office space, and therefore
should not be located on the ground floor of key retail areas, but should be located on the “B” or
non-retail streets within the project. Ground floor office space would interrupt the retail fabric of
the Downtown and provide little visual interest to passers-by. Although the Truckee has limited
ground floor office uses in the Historic Downtown, the Railyard Master Plan currently allows
live/work units to be located on key streets in the Downtown Extension section of the Railyard
development. While live/work and work/live units may bring many positive impacts to the
Downtown, they have the potential to be used as offices and therefore are not suitable for key
retail areas. Live/work and work/live units should be located on the “B” or non-retail streets
within the project.
Finding: The live/work and work/live units would have a positive impact on the Town by
bringing more locals to the Downtown, particularly on weekdays. These units should not be
located in key retail areas within the Railyard development. Live/work and work/live units are
most appropriately located on non-retail streets, so as not to interrupt the retail environment.
IMPACTS ON AREAS OF COMMUNITY CONCERN
In March of 2008, Strategic Economics conducted interviews with twenty stakeholders to learn
the community’s thoughts and concerns about Truckee’s economy, the historic Downtown and
the proposed Railyard development. A public workshop was held to supplement these findings
on April 8th, 2008. The feedback collected from the interviews and the workshop is incorporated
throughout the report, and the impacts of the Railyard Master Plan on specific areas of
community concern are addressed below. A full summary of the issues raised by community
members is located in Appendix A. The specific concerns addressed in this section are:
• Rents in the Downtown
• Retail competition
• Mix of visitor and local serving retail
• Preservation of historic character and implementation of smart growth principles.
• The re-routing of Donner Pass Road

41
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During the public review and revision process, Town staff and community stakeholders raised an
additional concern about Truckee’s position within the region, and its ability to compete with
nearby communities and resorts for resident and visitor spending. This concern, therefore, is
addressed in the following section.
Rents

Many local business owners expressed concern about the impact of the Railyard Master Plan on
rents in the Downtown. Rents in Downtown Truckee have been on the rise in recent years,
reaching monthly rates as high as $3.7042 per square foot in some buildings. Although not all
rents are in the Downtown are this high, even some of the most successful businesses are
concerned that they would not be able to sustain this rent if they had to pay it. Many businesses
are concerned that if the new development also charges these same high rents, that all of the
Downtown property owners will start to move their existing rents up to the higher level. While
there is no guarantee that the Railyard will not charge the highest rents possible, it is possible
that the initial increase in supply of retail space will place a downward pressure on rents
throughout the Downtown. The project developer must attract tenants and to do so, they must
charge a rent that is competitive with other locations. The developer may want to consider the
fact that the spaces in Downtown that are charging the $4.25 rent tend to have a much higher
turnover than the other spaces; and that rents in competing locations, including Squaw Valley
and Northstar rarely exceed $3.00 per square foot. Also, in other downtowns, such as Telluride,
which have a blend of new and old retail space, the rents tend to be about the same for all types
of space. Therefore, it is likely that market competition will set the Railyard rents at levels that
are sustainable for the types of tenants the developer want to attract. And, given the amount of
retail competition both in Truckee and in the broader trade area, the developer will be motivated
to keep rents as competitive as possible, instead of trying to increase them to the maximum level.
In some retail projects, including those in Telluride, developers can charge tenants very low rents
and then participate in a percentage of sales. This way if the business does well, the landlord
does well too, but if the business is not doing as well, the rent can remain relatively low.
Finding: It is unlikely that the implementation of the Railyard Master Plan will necessarily
increase rents in the Downtown. Rents in the new development will likely reach an equilibrium
with rents in the existing Downtown and the rest of the trade area.
Competition

Some current businesses in the Downtown are concerned that new stores in the Railyard
development will create more competition for their businesses, thus draining off their sales. But,
by bringing more shoppers to the Downtown, creating a critical mass of shops and restaurants,
and enhancing the general retail experience, the Railyard development would benefit many
existing businesses. Rather than stealing customers, new businesses in the Railyard development
would add to the critical mass and increase foot traffic and visibility for all Downtown retailers.
For example, Downtown Truckee is already becoming a regional dining destination, and Eating
and Drinking Places generate more sales in the Downtown than any other retail category. As in
downtown Bend, which has more than 40 restaurants over 16 square blocks, residents would be
drawn to the Downtown because they could choose from a variety of restaurants in a small area.
42
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Restaurant-goers might also take in a movie while they’re Downtown, or stop in a boutique
before selecting a restaurant. In this way, critical mass of businesses will increase retail sales in
the existing Downtown.
It is possible, however, that the Railyard development will impact different areas of the historic
Downtown in different ways. Commercial Row, for example, is located adjacent to the Railyard
development, and will share the strongest design and pedestrian ties with the new project. It will
likely benefit the most from the critical mass effect. Outlying retail areas, such as Brickeltown,
will benefit less from the critical mass, unless extremely strong ties are established throughout all
existing retail areas in the Downtown.
If Holliday Development were to hold and manage the Railyard project as a single entity, the
project would hold a distinct competitive advantage over the existing Downtown. The developer
could control the mix and location of tenants, and attract anchor tenants with below-market rents.
In the case of the Railyard Master Plan, the developer intends to sell the various components of
the project to individual owners. Although economic conditions may force the developer to hold
the project for a short period of time, it is unlikely that the Railyard development will enjoy a
competitive advantage from long-term single-ownership.
New retail within Downtown Truckee will contribute to a critical mass and attract more visitors
to the Commercial Core, while new retail development outside of the Downtown has the
potential to negatively impact the existing Downtown and the Railyard development. There is
currently 377,423 square feet of planned and proposed retail in Truckee,43 which exceeds the
projected increase in retail demand over the next 15 years. Although it is still uncertain how
much of this retail space will actually be developed, the Town should make an effort to ensure
that actual development matches demand and to prioritize development in the areas that fulfill
the goals for growth set forth in the General Plan, which include concentrating future
development around existing developed areas.
In addition, the Town should ensure that the types of retail that are desirable in Downtown
Truckee, such as restaurants and other entertainment-oriented businesses, are prioritized in the
Downtown. Other retail types, such as those requiring large surface parking lots, should be
located elsewhere. The Town should also be more explicit when zoning new commercial
development. Of the 377,423 square feet of potential retail space currently planned or proposed
in Truckee, over half (51 percent) is zoned to allow either retail or office uses. While this
ambiguous zoning offers developers flexibility in finding tenants, it may also result in far-flung
shops and restaurants that weaken the critical mass of retail in Downtown Truckee.
The Hilltop Master Plan, by nature of its location and the potential for restaurant and boutique
retail, would compete most directly with Downtown Truckee. It is close enough to draw sales
from the existing Downtown, but not close enough to encourage pedestrian access, and therefore
build on the critical mass of the Downtown. The Town should employ some discretion when
considering the types of retail uses in the Hilltop Master Plan, to ensure they do not draw sales
from the Downtown.
43
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Finding: Existing businesses will benefit from the critical mass provided by new shops and
restaurants in the Railyard development.
Finding: An excess of retail development in other areas of Truckee could have an adverse affect
on the Downtown. The Town should take a conservative approach in approving new retail to
ensure that retail development matches retail demand, and prioritize development in the
Downtown.
Finding: Upon completion, the developer intends to sell various components of the Railyard
project into individual ownership. Therefore, the project will not hold a competitive advantage
based on single-ownership and management.
Mix of Visitor and Local Serving Retail

One of the common concerns voiced by community members is a sense that Downtown
businesses mainly target visitors, and no longer serve or are too expensive for Truckee residents.
This presents a serious issue for retailers as well, because those that serve mainly visitors are
more vulnerable to seasonal and economic fluctuations in tourist activity.
As in McCall and Telluride, businesses that serve both visitors and locals have the potential to
bring more locals to Downtown Truckee and stabilize retail sales during the shoulder seasons.
Although residents and locals have several differences in purchasing patterns, the retail leakage
analysis indicates the areas of retail demand in which they overlap. According to the breakdown
of current spending (Figure 23, page 44), residents and visitors both spend significant amounts of
money in Food Stores, Eating and Drinking Establishments and Other Retail Stores. These retail
uses are compatible with the entertainment-oriented retail niche already served by the
Downtown, and are therefore likely to bring more local residents to the Downtown.
The movie theater also has great potential to bring locals and visitors to the Downtown.
Downtown Bend and Telluride are both home to movie theaters, and report that the theatres are a
universal draw. Locals may not visit the Downtown daily, but their reasons to go Downtown
will increase with the addition of new retail and entertainment opportunities. The Railyard
Master Plan also proposes new residential and office space in Downtown Truckee, which will
bring locals to the Downtown as full-time residents and office workers.
Parking is also a key factor in attracting locals to the Downtown. Many residents report
difficulty in finding parking in the Downtown, and cite this as a major reason they avoid the
area. The Railyard Master Plan calls for ample parking throughout the new development, and
the inclusion of this parking is a key factor in bringing more locals to the Downtown. Although
the plan also calls for an increase in bicycle and pedestrian connectivity, harsh winter weather
conditions demand sufficient parking be provided even when bike and pedestrian paths are
unusable.
In addition, maintaining the presence of the Truckee Post Office in the Downtown will ensure
that locals continue to visit the area. Recently, concerns have been raised about a potential plan
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for the Post Office to move to an outlying area. At the time of this report, that plan had been
abandoned due to financial reasons at the Federal level, and Town staff report that the Post
Office will remain in Downtown Truckee for the foreseeable future.
The addition of ample parking, more entertainment and retail options, and general environmental
improvements will draw more locals and visitors alike to the Downtown.
Finding: Although the Downtown may no longer be the full-service destination it once was, a
retail experience improved by more shops and restaurants and better pedestrian connectivity will
attract more locals to the Downtown. Ample parking and a movie theatre are also important
components of this experience.
Preservation of Historic Character and Implementation of Smart Growth
Principles

The preservation of Truckee’s historic character, and smart growth principles such as walkable
neighborhoods, the conservation of open space and the establishment of a distinctive community
with a strong sense of place, were cited by community members as a high priority for the
Railyard Master Plan area and the Downtown in general.
If the project is realized as it was envisioned in the Master Plan, the Railyard development will
contribute to both the preservation of Truckee’s historic character and the implementation of
smart growth principles in the Town. The Railyard Master Plan lays out specific goals,
standards and guidelines for the new development that aim to meet this vision of the Railyard
development. The Plan calls for a pedestrian-friendly retail district that connects the new
buildings to the historic Downtown by maintaining a similar architectural style and mass. While
some core development standards are required, others are provided as optional guidelines, such
as:
•
•
•

Sidewalks that connect from block to block.
Building facades that support an interesting and varied street wall reflective of the
historic Commercial Row.
On-site parking facilities that can be accessed from alleys and non-primary streets.

These guidelines are suggested, rather than required, to allow the developer the flexibility to
respond to market conditions, and the architect the creative freedom to generate the optimal
design.
If these guidelines are followed, the project will operate as an extension of the Historic
Downtown, joining to create a critical mass44 of retail in a pedestrian-friendly environment.
Bustling retail space and new buildings that reflect the Downtown’s historic nature and connect
44

Critical mass refers to the number of retail stores necessary to create a retail experience that allows for shopping in a
pleasant environment among a variety of stores. It is the shift that occurs when shoppers switch from visiting a single
destination store to visiting a general retail area such as a downtown or mall, to shop among a variety of businesses
and explore new stores.
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seamlessly with Commercial Row will strengthen the existing Downtown, thereby helping to
preserve its traditional role as the social, cultural and economic heart of Truckee. Continuous
sidewalks will ensure the walkability of the entire Downtown. And finally, by concentrating
new commercial and residential development in a central location, the plan will help to preserve
Truckee’s valuable open space.
In addition to design standards, the existing Downtown and the Railyard Master development
must also share an equitable parking management system, as called for in the Railyard Master
Plan. In the Historic Downtown, for example, visitors must pay to park, and parking spaces are
time restricted. If parking in the Railyard development is free or not time-limited, visitors may
prefer to park in the new development, which may draw shoppers away from the existing
Downtown. It is critical, therefore, that parking fees and time restrictions in the Railyard
development be on par with those in the existing Downtown, as specified in the Railyard Master
Plan.
The implementation of the urban design and planning guidelines laid out in the Railyard Master
Plan is the final piece of the puzzle to create an historic, pedestrian-friendly retail and
entertainment district.
Finding: The design and development of the Railyard Master Plan are critical to maintaining
the historic character of the Downtown, connecting the new development with the existing
Downtown, and implementing smart growth principles in the Town. The developer and architect
should adhere as closely as possible to the guidelines set forth in the Railyard Master Plan to
realize this vision, including the establishment of an equitable parking management system
throughout the Downtown. However, the Town needs to follow through with its plans for
pedestrian and streetscape improvements in the areas of the existing Downtown that are not in
the Railyard Master Plan area to fully ensure that Downtown’s current challenges are addressed
and that there is a consistent level of quality to the entire Downtown pedestrian network.
Re-routing of Donner Pass Road

As part of the Railyard Master Plan, an eastward extension of Donner Pass Road is currently
proposed to be constructed east of Bridge Street, tying into a new T-intersection on Glenshire
Drive near the relocated Balloon Track. Entering the Downtown area from the east, Donner Pass
Road would be curved to the south to form a T-intersection with this new “Donner Pass Road
Extension.” (See Map 7, page 79)
There is a concern that the re-routing of Donner Pass Road will draw vehicles away from the
Historic Downtown to the Railyard development, which will feature additional parking. Some
believe that the potential loss of vehicle traffic could adversely affect businesses in the existing
Downtown. Traffic counts from LSC Transportation Consultants indicate, however, that only 10
percent of traffic going to or from Downtown Truckee accesses Donner Pass Road via Donner
Pass Road east of Downtown45. This means that only 10 percent of vehicles would be affected
by the re-routing, and any potential loss of vehicle traffic to the existing Downtown is minimal.
45

See Appendix G for traffic counts
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In addition, the Railyard Master Plan calls for strong visual, architectural and pedestrian
connections between the Historic Downtown and the new development. Shoppers that park in
the Railyard development will be able to easily walk to Commercial Row, and vice versa. The
Railyard Master Plan also has the potential to increase overall vehicular traffic to Truckee, which
will benefit both the Railyard development and the existing Historic Downtown.
Finding: The re-routing of Donner Pass Road is unlikely to significantly affect traffic flows to
the existing Downtown, and therefore should proceed as planned.
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Map 7: Rerouting of Donner Pass Road, Truckee Railyard Master Plan

Source: RRM Design Group, Acumen Engineering Company, Strategic Economics
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Maintaining Competitive Advantage

Community stakeholders and Town staff alike are concerned about the ability of Truckee to
compete with neighboring towns and resorts for resident and visitor spending. Retail sales in
Truckee have remained relatively flat in the last decade, and per capita retail spending has fallen,
indicating that Truckee is losing market share. The Other Retail Stores category, which is the
primary retail category in Truckee’s Downtown, has also lost market share over the last decade.
These indicators suggest that Truckee retail is “losing out” relative to local and regional
competitors.
Truckee faces year-round competition from nearby towns and resorts. Northstar and Squaw
Valley present the greatest competition during the winter season. North Lake Tahoe
communities have a competitive advantage during the summer, when visitors enjoy vacationing
near Lake Tahoe.
Truckee also loses sales to Reno, where large national chains and big box stores offer steep
discounts on food, general merchandise and other goods. Large retail chains benefits from
economies of scale, and are therefore able to offer discounts that smaller, independently-owned
stores cannot match.
In this highly competitive environment, yet another factor threatens Truckee’s retail livelihood:
climate change. Although the precise impacts of climate change are unknown, there are
concerns that the Sierra Nevada Mountains might experience a significant decline in future
precipitation. The resulting loss of snowfall could be disastrous for winter sports in the area, and
result in a loss of tourist activity.
In the context of shrinking market share, a highly competitive retail environment and the
uncertain impact of climate change, it is critical that Truckee maintain and strengthen its position
as a year-round tourist destination. The Railyard development has the potential to be an
important component of this process. New shops and restaurants will contribute to a critical
mass of retail and, combined with the movie theatre, will provide additional reasons for tourists
to visit the Downtown. The movie theater also has the potential to host events, such as a film
festival, that would draw visitors to the Downtown during the shoulder seasons. By offering
activities that are a viable alternative to outdoor sports, the Railyard development would attract
visitors year-round, and particularly on days when the weather is not conducive to outdoor
activities.
The Railyard development is not the only project underway in Truckee that has the potential to
help draw visitors to the Downtown. Truckee citizens are working to bring a Railyard Museum
and a performing arts center to the Downtown. If completed, these projects would also
contribute to the strength and competitive position of Downtown Truckee within the region.
In drawing more visitors and locals to the Downtown and offering year-round activities, the
Railyard development is most likely to improve Downtown Truckee’s competitive position
within the North Tahoe region and within the context of the uncertainty of climate change.
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Finding: In the context of shrinking market share, a highly competitive retail environment and
the uncertain impact of climate change, it is critical that Truckee maintain and strengthen its
position as a year-round tourist destination. In drawing more visitors and locals to the
Downtown and offering year-round activities, the Railyard development is likely to improve
Downtown Truckee’s competitive position.
FUTURE PHASES
The future phases of the Railyard Master Plan are expected to be completed in 15 to 20 years.
Due the difficulty in predicting long range market and demographic conditions, a detailed impact
analysis of future phases of the Railyard Master Plan cannot be reliably conducted at this time.
Population growth, housing growth and retail sales are important components of an economic
impact analysis, and projections made 30 to 45 years in the future46 would contain a high margin
of error.
Although detailed analysis is not possible at this time, some general conclusions can be drawn
about the future phases of the Railyard Master Plan. The specialty grocery store, for example,
has potential to be an important component of the Railyard development. Neighborhood
shopping centers are typically anchored by grocery stores to draw shoppers to the center and
increase foot traffic and visibility for the smaller stores. A grocery store has the potential to play
a similar role in the Railyard development. Given the unique character of Downtown Truckee,
as well as the existence of other national grocery stores outside the Downtown, it is important
that a Downtown grocery store fill a retail niche among Truckee residents and visitors. A
specialty store such as Trader Joe’s, or a locally-owned gourmet or natural food store would be a
good fit for the Downtown.
The future phases of the Railyard Master Plan include more live/work units and some dedicated
office space. Although new office space will bring many positive impacts to the Downtown
(such increased retail spending, community presence, and shortened commute times), it
also has the potential to diminish the vitality of the Downtown if located on the ground
floor of retail-oriented commercial districts. Ground floor office space interrupts the retail
experience and provides little visual interest to passers-by. In addition, Truckee, like many other
tourist destinations, has enacted an ordinance banning ground floor offices from the Downtown’s
Commercial Row. If ground floor office space is permitted in the Railyard development, it could
create disparity between the existing Downtown and the new development, while eroding the
commercial viability of the Railyard development. An effort should be made to locate office
space above the ground floor or off of the Railyard development’s main retail areas.
The developer has indicated that market conditions will drive the final land use configuration for
the Railyard Master Plan. In broad terms, it is likely that future market conditions will favor
residential and office development over new retail space. The demand for residential and office
space will continue to grow along with the population. Retail demand, meanwhile, is extremely
46

Impact analyses include housing, population and retail sales projections 15 years into the future. Therefore, if the
impact analysis for future phases were conducted today, it would require 30 to 45 year projections, given the expected
time frame for completion of future phases.
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sensitive to broader economic conditions. The effects of the current economic downturn on
retail demand may be felt for many years, as consumers rein in rampant demand and turn to a
more sustainable model of consumption. In addition, planned and proposed retail
development in Truckee already exceeds projected demand. If the majority of these
projects are built, future demand for new retail space in the Railyard development will be
reduced.
These broad conclusions are not intended for use in place of a full impact and market analysis.
Given the extended time frame for the implementation of the final phases of the Railyard Master
Plan, a more detailed impact analysis will be necessary closer to the time of construction.
Strategic Economics therefore recommends that Town staff continue to monitor economic and
demographic indicators, and commission a new (or update the existing) impact analysis before
implementing later phases of the project.
Finding: Later phases of the Railyard Master Plan will enhance the positive aspects of the early
phases, provided that demand for new retail, office and residential uses exists in the future.
SUMMARY
The Railyard Master plan has the potential to improve the cultural, social and retail experience in
Downtown Truckee, provide an economic boost to existing businesses and draw more locals to
the Downtown. The introduction of continuous sidewalks, ample parking, a stronger community
presence, and an increase in foot traffic will benefit many existing businesses, particularly those
that have already found success in the Downtown. Poor retail performance, meanwhile, may be
an indication that some existing businesses are not a good match for Truckee, and these
businesses may suffer from the increased competition brought by the Railyard development and
other developments within Truckee.
Downtown Truckee has changed significantly over the last half century. Although the
Downtown may never return to its roots as a full-service retail center, it has the potential to serve
both locals and visitors alike as a destination for restaurants, shopping, social and cultural
opportunities. The shift to an entertainment-oriented Downtown is in line with national retail
trends, as many traditional downtowns, like those in Bend and Telluride, develop new economic
identities in response to competition from big box and formula retailers.
The Railyard development has the potential to bring many positive impacts to Downtown
Truckee and the Town as a whole. The magnitude of those impacts will be determined by the
circumstances under which the plan is implemented, and the ability of the Town and the
developer to shape the project in a positive manner. The biggest threat to the Railyard
development and the Downtown is an oversupply of retail outside of the Downtown, and the
Town must therefore take a conservative approach to approving new retail outside of the
Downtown.
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FINDINGS
Retail tenants that meet unmet demand and are a good fit for the character of the
Downtown will contribute to the success of the Railyard development, draw more locals
and visitors to the area and provide a boost to the entire Downtown. Restaurants, book
stores, jewelry stores, gift shops, sporting goods stores and specialty grocery store would all be
good matches for the Railyard development and Downtown Truckee as a whole.
A movie theater has the potential to draw more people to the Downtown, and benefit the
restaurants in particular. A theater designed to host both movies and live events would
provide increased flexibility for entertainment in the Downtown.
A boutique hotel has the potential to support Downtown businesses and bring more people
to the Downtown.
Residential units would bring more permanent residents to the Downtown and support
Downtown businesses. If purchased for vacation use and left vacant for most of the year,
however, these housing units could create a drag on the vitality of the Downtown. The inclusion
of affordable housing units would ensure that at least some portion of new residential units are
inhabited by locals, and enable Truckee residents who may not otherwise be able to afford a new
home to live in the Railyard development. The Town and the developer should create a
formalized agreement to set an affordable housing plan for the Railyard development, as written
in the Railyard Master Plan.
Live/work units would have a positive impact on the Town by bringing more locals to the
Downtown, particularly on weekdays. These units should not be located on the ground floor
on the main retail street with the Railyard project. Live/work units are most appropriate for the
second story of mixed use buildings, or the ground floor of a building located off of the main
retail street.
It is unlikely that the implementation of the Railyard Master Plan will increase rents in the
Downtown. Rents in Downtown Truckee are already high compared to the other retail locations
in the Truckee-North Tahoe region and rents in the new development are expected to reach an
equilibrium with rents in the existing Downtown.
Existing businesses will benefit from the critical mass provided by new shops and
restaurants in the Railyard development. Consumers prefer retail districts that offer many
restaurant and shopping choices. An abundance of businesses will increase the visibility and
foot traffic of all retailers in the Downtown.
An excess of retail development in other areas of Truckee could have an adverse affect on
the Downtown. The supply of existing planned and proposed retail has the potential to exceed
Truckee’s demand for retail over the next 15 years. The Town should take a conservative
approach in approving new retail to ensure that retail development matches retail demand, and
prioritize development in the Downtown.
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The Railyard development is not expected to realize a competitive advantage based on
single-ownership and management. Upon completion, the developer intends to sell the various
components of the Railyard development into individual ownership.
Although the Downtown may no longer be the full-service destination it once was, a retail
experience improved by more shops and restaurants and better pedestrian connectivity will
attract more locals and visitors to the Downtown. Ample parking and a movie theatre are also
important components of this experience.
The design and development of the Railyard Master Plan are critical to maintaining the
historic character of the Downtown, connecting the new development with the existing
Downtown, and implementing smart growth principles in the Town. The developer and
architect should adhere as closely as possible to the guidelines set forth in the Railyard Master
Plan to realize this vision.
The re-routing of Donner Pass Road is unlikely to significantly affect traffic flows to the
existing Downtown, and therefore should proceed as planned. Only 10 percent of the traffic
entering Downtown enters via Donner Pass Road. Additionally, the Railyard Master Plan calls
for a strong pedestrian connection between the Railyard development and the existing
Downtown. Shoppers will be able to move easily between the Railyard development and the
Historic Downtown, regardless of where they park in the Downtown. The Railyard
development also has the potential to increase overall vehicular traffic to Truckee, which will
benefit both the Railyard project and the existing Historic Downtown.
In the context of shrinking market share, a highly competitive retail environment and the
uncertain impact of climate change, it is critical that Truckee maintain and strengthen its
position as a year-round tourist destination. In drawing more visitors and locals to the
Downtown and offering year-round activities, the Railyard development is likely to improve
Downtown Truckee’s competitive position on a regional basis.
Future phases of the Railyard Master Plan will enhance the positive aspects of the early
phases, providing demand for the new retail, office and residential units exists. The
addition of a food store, more residential units, and office space located off of the ground floor in
commercial districts will bring more locals and visitors to the Downtown and provide a larger
base of support for Downtown businesses.
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DRAFT
VII. APPENDIX
APPENDIX A: STAKEHOLDER INTERVIEWS AND CONCERNS
In March of 2008, Strategic Economics conducted interviews with twenty stakeholders to
explore the community’s thoughts and concerns about Truckee’s economy, the Historic
Downtown and the proposed Railyard development. A public workshop was held on April 8th,
2008 to supplement these findings and gather additional feedback from the public.
The feedback collected from the interviews and the workshop was incorporated throughout the
report, and was particularly critical in framing the impact analysis. The following specific
concerns were addressed in the impact analysis:
•
•
•
•
•
•

The potential impact of the project on existing local businesses.
Rents in the Downtown
Retail Competition
Mix of visitor and local serving retail
Preservation of historic character and implementation of smart growth principles.
The re-routing of Donner Pass Road.

Although local merchants and residents raised many valid issues in the interviews and public
workshops, the concerns above were identified as those most relevant to the Railyard Master
Plan. A full summary of community concerns, along with interview questions, is included
below.
Stakeholder Issues Summary

The main issues identified by the community are listed below. Verbatim comments are not
included in the summary to protect the confidentiality of members of the community who
contributed comments.
Boosting the current Downtown economy.

•
•
•

Rents in parts of the Downtown have almost doubled in recent years, and some long-time
businesses have been forced to leave the Downtown altogether.
Due to a lack of affordable housing, finding reliable employees to fill low-wage jobs can
be difficult. Many people who work in Truckee can’t afford to live in Truckee.
Many stores experience seasonal fluctuations in sales, and are particularly vulnerable to
economic shifts in the tourism industry.

Attracting more full-time residents to the Downtown.

•
•
•
•

The stores Downtown don’t sell basic necessities, and locals must visit large, autooriented shopping centers for day-to-day errands and basic necessities.
Some residents feel that Downtown stores are too expensive, and tailor their offerings
more to visitors than to residents.
Some Downtown business owners feel that residents don’t support local businesses.
Restaurants are the only Downtown businesses many locals patronize.

Truckee Railyard Master Plan Draft Economic Impact Analysis

-85-

Refining the existing parking system and ensuring parity of parking throughout the Downtown.

•
•

Many people avoid the Downtown because parking is scarce, and the current paid
parking system is inconvenient.
Parking systems must be consistent throughout the Downtown, so there is no unfair
advantage for different areas of the Downtown if the Railyard project moves forward.

Managing future growth to preserve the Town’s character and natural beauty.

•
•

There is a great deal of commercial and residential development planned for Truckee.
Locals want to ensure that planned growth does not produce sprawl, overwhelm the
region’s infrastructure, or deplete the existing Downtown.

Establishing Downtown Truckee as a cohesive, enjoyable place to live, work and visit.

•
•
•
•
•

The current commercial row is only one block long, and doesn’t have a “critical mass” of
businesses.
Any potential new development should connect seamlessly with the existing Downtown.
Sidewalks are not continuous throughout the Downtown.
Noise from passing trains is frequent and disruptive.
The existing Downtown is the Town’s priority; any new development should not
diminish it.

Ensuring that traffic circulation in the Downtown does not become onerous.

•
•

Any street re-routing must not disadvantage existing businesses in favor of the new
development.
Increase in vehicular traffic from new development should not cause excessive
congestion.

Maintaining the character of Downtown Truckee.

•
•

Scale, mass and architecture should be used to retain and build upon the Town’s historic
character.
Many locals don’t want chain stores Downtown.

Offering more transportation options within Truckee and beyond.

•
•

Some form of public transportation, such as a circulator or shuttle, could be used to
connect the new development with the existing Downtown.
A system of bike paths would add additional transit options for visitors and locals alike.
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Interview Questions

The following questions were used to guide Strategic Economics’ discussions with key
informants during interviews on March 17th and 18th, 2008:
Questions for Business Owners

1. How long have you had your business in Truckee?
2. How has your Truckee location been performing over the past several years?
3. How has that changed over time?
4. What do you think are the causes of those trends?
5. What are the advantages to being located in your area of Truckee?
6. What are the disadvantages?
7. Do you have any other locations?
8. If so, where and how are they performing relative to the Truckee location?
9. What locations do you consider competitive with Downtown Truckee?
10. What do you think is the relative performance of these competitive locations compared to
Downtown Truckee?
11. What are the key issues for retail businesses in Downtown Truckee?
12. What have you heard about the Railyard Master Plan?
13. How do you think it will affect Downtown?
14. Are there specific uses that you would like to see included in the Railyard development
and/or specific uses you think should be excluded?
15. Are there particular issues that you would like addressed in our analysis?
16. What, in general, can be done to strengthen Downtown Truckee? How can/should the
development of the Railyard contribute to these efforts?
17. We want to complete case studies on communities that have undergone similar changes
and we are considering the following communities:
a. Bend, OR – Bend’s Downtown has a major performing arts orientation, which has
helped revitalize the rest of Downtown.
b. Healdsburg, CA – The City of Healdsburg undertook a major redevelopment
effort that included building a new hotel directly on the historic town square.
c. Kalispell, MT – This community has two historic movie theaters in its Downtown
and a “modern” mall at the edge of the historic shopping district.
d. McCall, ID – McCall has aggressively pursued the development of higher density
mixed-use projects in its Downtown to become more competitive with a new ski
resort being built nearby.
e. Park City, UT – This is a small resort community whose Downtown has been
completely revitalized over the past few years by catering to tourists and by
sponsoring the Sundance Film Festival.
18. Do you have additional suggestions?
Questions for other Truckee stakeholders:

1.
2.
3.
4.
5.

What is your involvement with Downtown Truckee?
How do you think Downtown Truckee has been performing over the past several years?
How has that changed over time?
What do you think are the causes of those trends?
What are the advantages to doing business in Downtown Truckee?
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6. What are the disadvantages?
7. What other locations do you consider competitive with Downtown Truckee?
8. What do you think is the relative performance of these competitive locations compared to
Downtown Truckee?
9. What are the key issues for retail businesses in Downtown Truckee?
10. What have you heard about the Railyard Master Plan?
11. How do you think it will affect Downtown?
12. Are there specific uses that you would like to see included in the Railyard development
and/or specific uses you think should be excluded?
13. Are there particular issues that you would like addressed in our analysis?
14. What, in general, can be done to strengthen Downtown Truckee? How can/should the
development of the Railyard contribute to these efforts?
15. We want to complete case studies on communities that have undergone similar changes
and we are considering the following communities:
a. Bend, OR – Bend’s downtown has a major performing arts orientation, which has
helped revitalize the rest of downtown.
b. Healdsburg, CA – The City of Healdsburg undertook a major redevelopment
effort that included building a new hotel right on the historic town square.
c. Kalispell, MT – This community has two historic movie theaters in its downtown
and a “modern” mall at the edge of the historic shopping district.
d. McCall, ID – McCall has aggressively pursued the development of higher density
mixed-use projects in its downtown to become more competitive with a new ski
resort being built nearby.
e. Park City, UT – This is a small resort community whose downtown has been
completely revitalized over the past few years by catering to tourists and by
sponsoring the Sundance Film Festival.
16. Do you have additional suggestions?
APPENDIX B: PSYCHOGRAPHIC PROFILE
About Psychographics

Although basic demographic data presents a general picture of Truckee’s population, it reveals
very little about the lifestyle of Truckee’s residents. In retail analysis, psychographic data can be
used to assess the interests, attitudes, opinions and behaviors of a population. This data includes
information about residents’ actual spending habits - where they are likely to buy clothes, dine,
shop and entertain themselves. These behaviors are of particular interest when assessing the role
of consumer preference in retail performance and potential demand for new retail.
In order to help account for these behaviors, this analysis incorporates psychographic data from
Claritas Inc., a San Diego marketing and demographics firm that has been tracking household
behavior, including lifestyle and buying habits, for 30 years. Claritas applies statistical
segmentation techniques to data from the US census, car warranties, grocery store reward
programs and magazine subscriptions, among other sources, to determine psychographic
profiles. Psychographic data is available only for full-time residents, and does not account for
visitors and second homeowners.
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Although psychographic profiles are derived using advanced statistical analysis of the best data
available, they are designed to apply in a general way to the population. They paint a broad
portrait of a group of people from data about specific behaviors. The result is generalized
segments that are most useful when applied to aggregate populations, not individuals or
households.
Truckee Psychographic Profile

The Town of Truckee contains 21 different psychographic segments. Figure B-1, below, depicts
the five largest market segments, with the remaining segments classified as “Other.” For a
complete listing and description of all psychographic segments, see Table B-2, beginning on
page 92. This psychographic assessment was applied to full-time residents only, and does not
include second homeowners and seasonal visitors.
Figure B-1: Truckee Psychographic Segmentation
Mayberry-ville
5%
Big Sky Families
6%
Country Squires
7%

God's Country
43%

Greenbelt Sports
10%

Other
29%

Source: Claritas, Prizm NE Household Description 2007

The five largest segments in Truckee are: God’s Country, Greenbelt Sports, Country Squires, Big
Sky Families and Mayberry-ville. The lifestyle and shopping patterns of these psychographic
segments are listed in Table B-1 on page 90.
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Table B-1: Psychographic Segment Descriptions
Name

Description

When city dwellers and suburbanites began moving to the country in
the 1970s, God's Country emerged as the most affluent of the nation's
exurban lifestyles. Today, wealthier communities exist in the hinterlands,
God's Country
but God's Country remains a haven for upscale couples in spacious
homes. Typically college educated Baby Boomers, these Americans try
to maintain a balanced lifestyle between high power jobs and laid
back leisure.
A segment of upscale exurban couples, Greenbelt Sports is known for
its active lifestyle. Most of these middle-aged residents are married,
Greenbelt Sports college-educated, and own new homes. And few segments have higher
rates for pursuing outdoor activities such as skiing, canoeing,
backpacking, boating, and mountain biking.

Median
Household
Income of
Segment

Lifestyle

$84,851

Travel for business
Take golf vacation
Skiing magazine
Outdoor Life Network
Toyota Land Cruiser SUV

Mayberry-ville

Like the old Andy Griffith Show set in a quaint picturesque berg,
Mayberry-ville harks back to an old-fashioned way of life. In these small
towns, upper-middle-class couples like to fish and hunt during the day,
and stay home and watch TV at night. With lucrative blue-collar jobs
and moderately priced housing, residents use their discretionary cash to
purchase boats, campers, motorcycles, and pickup trucks.

Employment
Level

Education
Level

Characteristic Shopping Patterns

Buy from Ruth Chris Steak House

$57,715

The wealthiest residents in exurban America live in Country Squires, an
oasis for affluent Baby Boomers who've fled the city for the charms of
small-Town living. In their bucolic communities noted for their recently
Country Squires
$103,934
built homes on sprawling properties, the families of executives live in
six-figure comfort. Country Squires enjoy country club sports like golf,
tennis, and swimming as well as skiing, boating, and biking.
Scattered in placid towns across the American heartland, Big Sky
Families is a segment of younger rural families who have turned high
school educations and blue-collar jobs into busy, upper-middle-class
Big Sky Families lifestyles. Residents enjoy baseball, basketball, and volleyball, as well
as fishing, hunting, and horseback riding. To entertain their sprawling
families, they buy virtually every piece of sporting equipment on the
market.

Age
Range

$56,155

Go snowboarding
Go horseback riding
North American Hunter
magazine
American Experience TV
Subaru Impreza
Order from online retailers
Go skiing
Family Fun magazine
Pay-per-view movies
Lexus SUV
Own a camper
Go to auto races
North American Hunter
magazine
Outdoor Life Network
Dodge Ram

Order from J. Crew
35-54
years

Management

College
Graduate

Drink Samuel Adams beer
Buy flowers by internet
Buy from Houlihans
Buy from Bertucci's

White Collar,
Less than
Mix of
College
55 years employment Graduate
levels

Buy Chewing Tobacco
Buy Home Furnishings by Internet
Order from J. Crew
Shop at The Limited
Buy Apple iPod

35-54
years

Management

Graduate
Plus

Buy Toys by Internet
Buy from Bertucci's
Buy Home Furnishings by Internet
Buy Children's Athletic Shoes
Travel 11+ Miles to a Grocery
Store

25-44
years

Blue Collar,
Service

Some
College

Buy Children's Athletic Shoes
Buy Baby Furniture/Equipment
Buy Children's Clothes
Buy Men's Jeans for $100+
Buy from Krystal's Hamburgers

$54,197

Eat at Lone Star Steakhouse
Blue collar,
Go hunting with a gun
Service,
Less than
Bassmaster magazine
Mix of
55 years
Country Music TV
employment
Chevy Silverado
levels

High
School
Graduate

Travel 11+ Miles to a Grocery
Store
Buy from Hooters
Buy Collectables by Mail/Phone
Buy from Hardee's
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Psychographic Retail Trends
Outdoor sports participation

Each of Truckee’s main psychographic segments reports frequent participation in outdoor sports.
They also watch television programs, subscribe to magazines, and own vehicles that support this
lifestyle. The activity each segment participates in varies from skiing to golf to hunting, but they
are all more likely than the average American to buy or own equipment related to their chosen
sport.
Urban and suburban flight

God’s Country and County Squires, two of Truckee’s most affluent segments, left the city or
suburbs in search of a more rural lifestyle. Although these groups have left the city behind, they
still seek the luxury goods previously available to them, and are likely to buy those goods from
catalogs or the Internet. Although the majority of each segment still commutes to work by car,
they are also more likely than the average American to work from home. This may enable some
residents to settle in Truckee regardless of where their work is headquartered.
Internet, catalog, and long distance shopping

All of Truckee’s main psychographic segments report either ordering retail goods from the
Internet or catalogs, or driving more than 11 miles to go to a grocery store. The more affluent
segments shop for goods such as clothing, toys or furniture by the Internet, likely in response to
the lack of availability of such goods in Truckee. The less affluent segments report driving more
than 11 miles to a grocery store. This decision is more likely based on value, with residents
travelling to Reno or beyond for low-cost groceries and bulk goods.
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Table B-2: Complete Truckee Psychographic Segment Description
Name

God's Country

Greenbelt Sports

Country Squires

Area %

US %

Description

When city dwellers and suburbanites began
moving to the country in the 1970s, God's Country
emerged as the most affluent of the nation's
exurban lifestyles. Today, wealthier communities
42.82% 1.57% exist in the hinterlands, but God's Country remains
a haven for upscale couples in spacious homes.
Typically college educated Baby Boomers, these
Americans try to maintain a balanced lifestyle
between high power jobs and laid back leisure.

9.93%

A segment of upscale exurban couples, Greenbelt
Sports is known for its active lifestyle. Most of these
middle-aged residents are married, college1.45% educated, and own new homes. And few segments
have higher rates for pursuing outdoor activities
such as skiing, canoeing, backpacking, boating,
and mountain biking.

6.59%

The wealthiest residents in exurban America live in
Country Squires, an oasis for affluent Baby
Boomers who've fled the city for the charms of
small-Town living. In their bucolic communities
noted for their recently built homes on sprawling
properties, the families of executives live in sixfigure comfort. Country Squires enjoy country club
sports like golf, tennis, and swimming as well as
skiing, boating, and biking.

1.93%
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Median
Household
Income of
Segment

Lifestyle

Demographic

Income
Category

$84,851

Travel for business,
Take a golf
vacation, Skiing
magazine,
Outdoor Life
Network, Toyota
Land Cruiser SUV

Urbanicity:Town/Rural
Income Producing Assets: High
Age Ranges: Age 35-54
Presence of Kids: Households w/o Kids
Homeownership: Mostly Owners
Employment Levels: Management
Education Levels: College Grad
Ethnic Diversity: Mostly White

Upscale

$57,715

Go snowboarding,
Go horseback
riding, North
American Hunter
magazine,
American
Experience TV,
Subaru Impreza

Urbanicity: Town/Rural
Income Producing Assets: Above Average
Age Ranges: Age <55
Presence of Kids: Households w/o Kids
Homeownership: Mostly Owners
Employment Levels: White Collar, Mix
Education Levels: College Grad
Ethnic Diversity: Mostly White

Upper-Mid

$103,934

Order from online
retailers, Go
skiing, Family Fun
magazine, Pay-perview movies, Lexus
SUV

Urbanicity: Town/Rural
Income Producing Assets: High
Age Ranges: Age 35-54
Presence of Kids: Households w/ Kids
Homeownership: Mostly Owners
Employment Levels: Management
Education Levels: Graduate Plus
Ethnic Diversity: Mostly White

Upscale
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Big Sky Families

Mayberry-ville

Traditional Times

6.11%

Scattered in placid towns across the American
heartland, Big Sky Families is a segment of younger
rural families who have turned high school
educations and blue-collar jobs into busy, upper1.77%
middle-class lifestyles. Residents enjoy baseball,
basketball, and volleyball, as well as fishing,
hunting, and horseback riding. To entertain their
sprawling families, they buy virtually every piece of
sporting equipment on the market.

Like the old Andy Griffith Show set in a quaint
picturesque berg, Mayberry-ville harks back to an
old-fashioned way of life. In these small towns,
upper-middle-class couples like to fish and hunt
during the day, and stay home and watch TV at
night. With lucrative blue-collar jobs and
moderately priced housing, residents use their
discretionary cash to purchase boats, campers,
motorcycles, and pickup trucks.

5.25%

2.50%

4.42%

Traditional Times is the kind of lifestyle where smallTown couples nearing retirement are beginning to
enjoy their first empty-nest years. Typically in their
fifties and sixties, these upper-middle-class
Americans pursue a kind of granola-and-grits
2.86%
lifestyle. On their coffee tables are magazines with
titles ranging from Country Living and Country
Home to Gourmet and Forbes. But they're big
travelers, especially in recreational vehicles and
campers.
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$56,155

Own a camper,
Go to auto races,
North American
Hunter magazine,
Outdoor Life
Network, Dodge
Ram

Urbanicity: Rural
Income Producing Assets: Moderate
Age Ranges: Age 25-44
Presence of Kids: Households w/ Kids
Homeownership: Mostly Owners
Employment Levels: Blue Collar, Service, Mix
Education Levels: Some College
Ethnic Diversity: Mostly White

Upper-Mid

$54,197

Eat at Lone Star
Urbanicity: Town/Rural
Steakhouse,
Income Producing Assets: Above Average.
Go hunting with a
Age Ranges: Age <55
gun,
Presence of Kids: Households w/o Kids
Bassmaster
Homeownership: Mostly Owners
magazine,
Employment Levels: Blue Collar, Service, Mix
Country Music TV,
Education Levels: High School Grad
Chevy Silverado
Ethnic Diversity: Mostly White

Upper-Mid

$55,498

Domestic travel by
motor home,
Eat at Bob Evans,
Golf tournaments
on TV,
Triple Crown on
TV,
Buick LaCrosse

Upper-Mid

Urbanicity: Town/Rural
Income Producing Assets: High
Age Ranges: Age 55+
Presence of Kids: Households w/o Kids
Homeownership: Mostly Owners
Employment Levels: White Collar, Mix
Education Levels: Some College
Ethnic Diversity: Mostly White

-93-

Big Fish, Small
Pond

Young and Rustic

Shotguns and
Pickups

New
Homesteaders

3.77%

Older, upper-class, college-educated professionals,
the members of Big Fish, Small Pond are often
among the leading citizens of their small-Town
communities. These upscale, empty-nesting couples
2.29%
enjoy the trappings of success, including belonging
to country clubs, maintaining large investment
portfolios, and spending freely on computer
technology.

3.31%

Young & Rustic is composed of middle age, restless
singles. These folks tend to be lower-middle-income,
high school-educated, and live in tiny apartments in
2.01%
the nation's exurban towns. With their service
industry jobs and modest incomes, these folks still
try to fashion fast-paced lifestyles centered on
sports, cars, and dating.

2.30%

The segment known as Shotguns & Pickups came
by its moniker honestly: it scores near the top of all
lifestyles for owning hunting rifles and pickup
trucks. These Americans tend to be young, working1.61%
class couples with large families--more than half
have two or more kids--living in small homes and
manufactured housing. Nearly a third of residents
live in mobile homes, more than anywhere else in
the nation.

2.17%

Young, upper-middle-class families seeking to
escape suburban sprawl find refuge in New
Homesteaders, a collection of small rustic townships
filled with new ranches and Cape Cods. With
2.05% decent-paying jobs in blue-collar industries, these
dual-income couples have fashioned comfortable,
child-centered lifestyles; their driveways are filled
with campers and powerboats, their family rooms
with PlayStations and Game Boys.
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$83,872

Belong to a country
club,
Own a motor
home,
Atlantic Monthly
magazine,
1960s nostalgia
music,
Lexus LS430

Urbanicity: Town/Rural
Income Producing Assets: Elite
Age Ranges: Age 45-64
Presence of Kids: Households w/o Kids
Homeownership: Mostly Owners
Employment Levels: Management
Education Levels: Graduate Plus
Ethnic Diversity: Mostly White

Upscale

$32,607

Go to auto races,
Drew Carey Show
in syndication,
King of the Hill in
syndication,
WWE Wrestling
TV,
Dodge Neon

Urbanicity: Town/Rural
Income Producing Assets: Low
Age Ranges: Age <55
Presence of Kids: Households w/o Kids
Homeownership: Renters
Employment Levels: WC, Service, Mix
Education Levels: High School Grad
Ethnic Diversity: White, Black, Mix

Lower-mid

$42,218

Urbanicity: Rural
Own a tent,
Income Producing Assets: Low
Go to auto races,
Age Ranges: Age 25-44
North American
Presence of Kids: Households w/ Kids
Lower-mid
Hunter magazine,
Homeownership: Mostly Owners
Country Music TV, Employment Levels: Blue Collar, Service, Mix
Dodge Ram
Education Levels: High School Grad
Ethnic Diversity: Mostly White

$57,023

Urbanicity: Town
Go to Chuck E.
Income Producing Assets: Moderate
Cheese,
Age Ranges: Age 25-44
Buy videos online,
Presence of Kids: Households w/ Kids
4-Wheel and OffUpper-Mid
Homeownership: Mostly Owners
Road magazines,
Employment Levels: Blue Collar, Service, Mix
Nickelodeon TV,
Education Levels: College Grad
Kia Sedona
Ethnic Diversity: Mostly White
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Blue
Highways

Fast-Track
Families

Simple Pleasures

2.10%

On maps, blue highways are often two-lane roads
that wind through remote stretches of the American
landscape. Among lifestyles, Blue Highways is the
standout for lower-middle-class residents who live in
1.57%
isolated towns and farmsteads. Here, Boomer men
like to hunt and fish; the women enjoy sewing and
crafts, and everyone looks forward to going out to
a country music concert.

2.00%

With their upscale incomes, numerous children,
and spacious homes, Fast-Track Families are in their
prime acquisition years. These middle-aged parents
have the disposable income and educated
1.74% sensibility to want the best for their children. They
buy the latest technology with impunity: new
computers, DVD players, home theater systems, and
video games. They take advantage of their rustic
locales by camping, boating, and fishing.

1.59%

With more than two-thirds of its residents over 65
years old, Simple Pleasures is mostly a retirement
lifestyle: a neighborhood of lower-middle-class
singles and couples living in modestly priced
2.32%
homes. Many are high school-educated seniors
who held blue-collar jobs before their retirement.
And a disproportionate number served in the
military, so no segment has more residents who are
members of veterans clubs.
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$43,317

Own an outboard
Urbanicity: Rural
motor,
Income Producing Assets: Below Average
Go cross-country
Age Ranges: Age <55
skiing,
Presence of Kids: Households w/o Kids
Lower-mid
Hunting
Homeownership: Homeowners
magazines,
Employment Levels: Blue Collar, Service, Mix
Fuse Network,
Education Levels: High School Grad
Dodge Ram
Ethnic Diversity: Mostly White

$75,814

Own a power boat
Go cross-country
skiing,
Family Fun
magazine,
Fuse Network,
Dodge Ram

Urbanicity: Town/Rural
Income Producing Assets: Above Average
Age Ranges: Age 35-54
Presence of Kids: Households w/ Kids
Homeownership: Mostly Owners
Employment Levels: Management
Education Levels: College Grad
Ethnic Diversity: Mostly White

Upscale

$43,262

Belong to a
veterans' club,
Watch U.S. Senior
Open (golf) on TV,
Jeopardy! TV,
Wheel of Fortune
TV,
Ford Crown
Victoria

Urbanicity: Town/Rural
Income Producing Assets: Above Average
Age Ranges: Age 65+
Presence of Kids: Mostly w/o Kids
Homeownership: Mostly Owners
Employment Levels: Mostly Retired
Education Levels: High School Grad
Ethnic Diversity: Mostly White

Lower-mid
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Bedrock America

Country Casuals

Red, White and
Blues

Back Country
Folks

1.54%

Bedrock America consists of young, economically
challenged families in small, isolated towns located
throughout the nation's heartland. With modest
educations, sprawling families, and service jobs,
1.82%
many of these residents struggle to make ends
meet. One quarter live in mobile homes. One in
three haven't finished high school. Rich in scenery,
Bedrock America is a haven for fishing, hunting,
hiking, and camping.

1.24%

There's a laid-back atmosphere in Country Casuals,
a collection of middle-aged, upscale households
that have started to empty-nest. Most households
boast two earners who have well-paying
1.62%
management jobs or own small businesses. Today
these Baby-Boom couples have the disposable
income to enjoy traveling, owning timeshares, and
going out to eat.

0.98%

The residents of Red, White & Blues typically live in
exurban towns rapidly morphing into bedroom
suburbs. Their streets feature new fast-food
restaurants, and locals have recently celebrated the
1.22% arrival of chains like Wal-Mart, Radio Shack, and
Payless Shoes. Middle-aged, high school educated,
and lower-middle class, these folks tend to have
solid, blue-collar jobs in manufacturing, milling,
and construction.

0.94%

Strewn among remote farm communities across the
nation, Back Country Folks are a long way away
from economic paradise. The residents tend to be
poor, over 55 years old, and living in older,
modest-sized homes and manufactured housing.
Typically, life in this segment is a throwback to an
earlier era when farming dominated the American
landscape.

2.31%
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$27,836

Go roller skating,
Follow professional
wrestling,
Baby magazines,
Passions TV,
Chevy Silverado

Urbanicity: Town/Rural
Income Producing Assets: Low
Age Ranges: Age <35
Presence of Kids: Households w/ Kids
Homeownership: Mix, Renters
Employment Levels: WC, Service, Mix
Education Levels: High School Grad
Ethnic Diversity: White, Black, Hispanic

Low Income

$72,180

Go whitewater
rafting,
Belong to a civic
club,
Skiing magazine,
George Michael,
Sports Machine
TV,
GMC Sierra

Urbanicity: Town/Rural
Income Producing Assets: High
Age Ranges: Age 35-54
Presence of Kids: Households w/o Kids
Homeownership: Mostly Owners
Employment Levels: Management
Education Levels: College Grad
Ethnic Diversity: Mostly White

Upscale

$43,254

Eat at Houlihan's,
Buy from Home
Shopping
Network,
Car Craft
Magazine,
Speed channel,
Kia Optima

Urbanicity: Town
Income Producing Assets: Below Average.
Age Ranges: Age <55
Presence of Kids: Households w/o Kids
Homeownership: Homeowners
Employment Levels: White Collar, Mix
Education Levels: Some College
Ethnic Diversity: Mostly White

Lower-mid

$32,109

Shop at Wal-Mart
pharmacy,
Own a motor
home,
True Story
magazine,
Judge Joe Brown
TV,
GMC Sierra 3500
Pickup

Urbanicity: Rural
Income Producing Assets: Below Average.
Age Ranges: Age 55+
Presence of Kids: Mostly w/o Kids
Homeownership: Mostly Owners
Employment Levels: Mostly Retired
Education Levels: Some High School
Ethnic Diversity: White, Black, Mix

Low-income
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Heartlanders

Kid Country,
USA

Crossroads
Villagers

Golden Ponds

0.81%

America was once a land of small middle-class
towns, which can still be found today among
Heartlanders. This widespread segment consists of
older couples with white-collar jobs living in sturdy,
2.02% unpretentious homes. In these communities of small
families and empty-nesting couples, Heartlanders
residents pursue a rustic lifestyle where hunting and
fishing remain prime leisure activities along with
cooking, sewing, camping, and boating.

0.66%

Widely scattered throughout the nation's heartland,
Kid Country, USA is a segment dominated by large
families living in small towns. Predominantly white,
with an above-average concentration of Hispanics,
1.35%
these young, working-class households include
homeowners, renters, and military personnel living
in base housing; about 20 percent of residents own
mobile homes.

0.66%

With a population of middle-aged, white-collar
couples and families, Crossroads Villagers is a
classic rural lifestyle. Residents are high schooleducated, with downscale incomes and modest
2.11%
housing; one-quarter live in mobile homes. And
there's an air of self-reliance in these households as
Crossroads Villagers help put food on the table
through fishing, gardening, and hunting.

0.50%

America's once-thriving mining and manufacturing
towns have aged--as have the residents in Old
Milltowns communities. Today, the majority of
residents are retired singles and couples, living on
downscale incomes in pre-1960 homes and
apartments. For leisure, they enjoy gardening,
sewing, socializing at veterans clubs, or eating out
at casual restaurants.

1.59%
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$43,544

$42,353

Own a motor
home,
Eat at Golden
Corral,
Outdoor Life
Network,
CBS Early Show
TV,
Mazda Pickup

Urbanicity: Town/Rural
Income Producing Assets: Above Average.
Age Ranges: Age 55+
Presence of Kids: Mostly w/o Kids
Homeownership: Mostly Owners
Employment Levels: White Collar, Mix
Education Levels: High School Grad
Ethnic Diversity: Mostly White

Lower-mid

Urbanicity: Town
Buy kids' bicycles,
Income Producing Assets: Low
Buy swingsets,
Age Ranges: Age 25-44
Baby Talk
Presence of Kids: Households w/ Kids
magazine,
Lower-mid
Homeownership: Mix, Owners
Toon Disney
Employment Levels: Blue Collar, Service, Mix
channel,
Education Levels: High School Grad
Mazda Pickup
Ethnic Diversity: White, Black, Hispanic

$32,467

Go whitewater
rafting,
Own a motor
home,
True Story
magazine,
Young & the
Restless TV,
Dodge Neon

Urbanicity: Town/Rural
Income Producing Assets: Low
Age Ranges: Age <55
Presence of Kids: Households w/o Kids
Homeownership: Homeowners
Employment Levels: White Collar, Mix
Education Levels: High School Grad
Ethnic Diversity: White, Black, Mix

Downscale

$30,680

Watch soap
operas,
Eat at
casual/buffet
restaurant,
Hallmark channel,
CBS Evening News
TV,
Chevy Cobalt

Urbanicity: Town
Income Producing Assets: Below Average
Age Ranges: Age 65+
Presence of Kids: Mostly w/o Kids
Homeownership: Mix, Owners
Employment Levels: Mostly Retired
Education Levels: Some High School
Ethnic Diversity: White, Black, Mix

Downscale
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APPENDIX C: RETAIL CATEGORIES
Truckee businesses were separated into eight different retail categories for analysis. Automotive
dealers and service stations have disproportionately high sales, and were removed from the auto
supply and repair category to avoid distortion of the data. In addition, Truckee has a large
lumber segment, which reports retail sales taxes but behaves primarily as a wholesale industry.
The building material and farm implement category was therefore removed from the analysis to
maintain a focus on traditional retail sales. The remaining businesses were categorized as
consumer retail and included in the analysis.
Table C-1: Retail Category Composition
Type of Retail

Retail Category

Women's apparel
Men's apparel
Family apparel
Shoes
Automotive supplies and parts
Lumber and building materials
Hardware stores
Plumbing and electrical supplies
Paint, glass, and wallpaper
Farm implement dealers
Eating places: no alcoholic beverages
Eating places: beer and wine
Eating and drinking: all types of liquor
Food stores selling all types of liquor
All other food stores
General merchandise stores
Drug stores
Household and home furnishings
Household appliance dealers
Gifts, art goods, and novelties
Sporting goods
Florists
Photographic equipment and supplies
Musical instruments
Stationery and books
Jewelry
Office, store, and school supplies
Other specialties
Packaged liquor stores
Second-hand merchandise
Farm and garden supply stores
Fuel and ice dealers
Mobile homes, trailers, and campers
Boat, motorcycle, and plane dealers

Apparel Stores
Apparel Stores
Apparel Stores
Apparel Stores
Auto Supply and Repair
Bldg Matrl and Farm Implements (Removed)
Bldg Matrl and Farm Implements (Removed)
Bldg Matrl and Farm Implements (Removed)
Bldg Matrl and Farm Implements (Removed)
Bldg Matrl and Farm Implements (Removed)
Eating and Drinking Places
Eating and Drinking Places
Eating and Drinking Places
Food Stores
Food Stores
General Merchandise stores
General Merchandise stores
Home Furnishings and Appliances
Home Furnishings and Appliances
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
Other Retail Stores
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APPENDIX D: PLANNED AND PROPOSED DEVELOPMENTS, TOWN OF TRUCKEE
Table D-1: Detailed Planned & Proposed Developments, Town of Truckee, As of December 2008
Primary
Use

Name

Estimated
Completion
Date

Status

Location

Potential Build Out

Mixed Use

Knights
Crossing

Approved

West side of Dorchester Drive
across from the Glenshire
General Store

23,00 s.f commercial &
10 residential units

Mixed Use

Gateway Vista

Approved

Gateway Area, on the south
16,300 s.f retail/office &
side of Donner Pass, between
6 residential units
Frates Lane & Vista Avenue

Mixed Use

Grays Crossing
Village, Phases
1&2

Approved

Prosser Area, on the east side
of Hwy 89-N, between
Henness Road & Prosser Dam
Road

Approved

Gateway Area, at the NE
corner of Donner Pass Rd &
Northwoods Blvd

Mixed Use

Royal Ridge

Mixed Use

Grays Crossing
Village, Future
Phases

Mixed Use

Hilltop Master
Plan

32,426 s.f. of
retail/office, 7,092 s.f.
grocery store, 21 lofts &
24 townhomes
22,740 s.f. of
retail/office, 48 marketrate townhomes &12 lowincome condos

See Note

Prosser Area, on the east side 120 to 300 room hotel, 8
of Hwy 89-N, between
condos, 8-pump gas
Henness Road & Prosser Dam
station, 7200s.f.
Road
community center

Approved

Downtown Area, on the south
side of Brockway Road,
approx. 1/4 mile west of
Palisades Dr.
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52,265 s.f. of
retail/office, 295
residential units & 60
hotel rooms
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Notes

Building permits applied for,
but not issued

16,300 total s.f, unknown
mix of commercial & retail
Phase 1:
2011
Phase 2:
2013
Phase 1:
2013
Phase 2:
2015
Allowed by Specific Plan
development agreement but
requires future Development
Permit approvals by Planning
Commission
Potential build out (although
not currently planned for)
52,265 sg ft of retail/office,
295 residential units & 60
hotel rooms

Mixed Use

Mixed Use

Mixed Use

2008 revised
plan to be
submitted,
Martis Valley, near Brockway
Joerger Ranch
may result in
(PC-3)
Rd & Highway 267
adjusted
square
footages

2005 plan: 153,600 s.f
retail, 116,000 s.f office
& 288 apartments

1 - 2 more
years in
planning
process

70,000 s.f retail, 15,000
s.f office, 60 hotel rooms
In Planning
& 570 residential
Railyard Master
(Master Plan, Immediately East of Downtown
live/work units, 20,000
Plan
EIR, EA)
s.f. grocery store &1000
seat movie theatre
70,000 s.f
retail/office/hotel, 52.4
Coldstream
At Coldstream Rd and
acres residential, 7 acres
Specific Plan Under Review
Deerfield Drive
multi-use facilities, 108.6
(PC-1)
acres open space

Commercial Moody’s Bistro
Under Review
Restaurant
Expansion

Historic Downtown Truckee

5574 s.f.

Office

Blue Sky High
Street Offices

Approved

Downtown Area, on the south
side of High street approx 1/4
mile east of Dinner Pass rd

7,252 s.f office

Office

Soaring Way
Professional
Office

Completed

Martis Valley Area, at south
corner of Soaring Way &
Business Park Drive

Approx. 20,000 s.f office

Hotel

Hotel Avery

Approved

Downtown, corner of Brockway
Rd & South River St

40 hotel/condos
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Commercial shopping center,
apartment complex, other
commercial, & industrial
business parks.

Mixed-use extension of
Downtown eastward, mixeduse/live-work district,
residential district

2008

Old
Greenwood Residential
The Villas Phase
2

Approved

Fairway Drive

8 townhomes

Residential

Old
Greenwood The Enclave

Approved

Prosser Area

25 single family lots or 26
townhomes

Residential

Northwest
Townhomes

Approved

Donner lake area, on the North
side of Donner Pass rd 1/4
mile west of Donner lake rd

22 residential units

Residential

Frishman
Hollow

Completed

Prosser Area, on the SW
corner of Hwy 89-N & Alder
Drive

32 very low income
residential unit

Residential

Griesmer
Tentative Map

Approved

Airport Flats Area, N side of
Union Mills Rd

4 residential units

Tentative subdivision map 40 acres to four lots

Residential

Leffler Tentative
Map

Approved

Glenshire area, on the south
side of Kent Drive

3 parcels

Tentative subdivision map 5.03 acres to three lots

See Note

Prosser Area, east side of Hwy
89-N, south of Prosser Dam
Road

83 attached residential
units

Allowed by Specific Plan
development agreement but
requires future Development
Permit approvals by Planning
Commission

See Note

Prosser Area, on the east side of
China Camp road approx 200 ft
north of Alder Drive

89 residential units

Allowed by Specific Plan
development agreement but
requires future Development
Permit approvals by Planning
Commission

Residential

Residential

Gray's Crossing
Townhomes

Gray's Crossing
Cottages
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Residential

Subdivision
Map
Recorded,
Phase 1 of 2
affordable
units phases
completes

Prosser area, Saddleback Rd
1/4 mi E of Comstock Dr

66 residential units (30
affordable)

Subdivision

Map
recorded

Donner Lake, between Wahoe
Rd & Donner pass Rd

19 residential units

Subdivision

Loeber 11322
Tahoe Donner, W side of
Northwoods
Under Review Northwoods Blvd, 600 ft S of
Zoning
Northwoods
Clearance

4 residential units

Zoning clearance request for
four-unit multi-family
residential development

40 residential units

Subdivide into 19
townhomes, 2 single family
lots, 19 multi-family units,
common areas

Spring Creek

Creekside
Residential Woods Phase 2
& 3 Final Map

Residential

Residential

Lizondo
Residential
Development

Approved

Residential

Inn at Truckee
Hotel
Condominium

Approved

Residential

Truckee SS III
Under Review
Final Map

Tahoe Donner, W side of
Skislope Way

4 residential units?

Four-unit condominium

Residential

Cannon
Under Review
Tentative Map

Prosser Area, at the end of
Beacon Road

2 parcels

Tentative subdivision map 22.17 acres to two lots

Gateway, Sierra Dr near
Highway Rd

Gateway, Deerfield Dr 1/4 mi 4 market-rate condos & 1
W of Hwy 89-S
moderate-rate condo
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Remodel to convert 43 hotel
rooms into 21 hotel/condos
& 5 residential units

Residential

Aspen
Meadows

Under Review

Residential

Gregory Creek
Under Review
Subdivision

Residential

Bright Property
Master Plan

Residential

Hovorka
Tentative Map

Residential

The Boulders
Phase 4

Brockway Rd between Martis
Valley Rd & Hope Ct

57 multi-family units

Subdivision

Donner Lake Area, 1/4 mi
NW of Donner Pass Rd &
Donner Lake Rd intersection

28 residential units

Tentative subdivision map 32.1 acres into 28 parcels

20 SFR or 120 lodging
units or equivalent
combination

2 parcels

Tentative subdivision map 12.3 acres into two parcels

Gateway Area

53 residential units

est 20% permanent resident,
80% second home owner

Timber Creek at On hold (by
Residential
Truckee
applicant)

Downtown, Indian Jack Rd

67 single family units; 1
affordable housing lot

Subdivide parcel into 67
single family lots, affordable
housing lot, open
space/recreation lots

Eriksson Ranch
II Subdivision

Airport Flats Area, North of
Union Mills Rd

4 residential units

Residential

On hold (by Airport Flat area, North side of
applicant)
Glenshire Dr

On hold (by
applicant)

Application
Incomplete
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APPENDIX E: RETAIL METHODOLOGY
Strategic Economics (SE) used a two-stage analysis to evaluate the potential for additional retail
in Truckee. In the first stage, the potential support for additional retail given current demand and
likely capture rates for Truckee retailers were estimated. In the second stage, future support for
retail over fifteen years, based on expected growth in both the resident and visitor populations
were projected. The methodology and findings are summarized below.
Sources of Retail Demand

Strategic Economics estimated support for retail based on demand from four sources:
• Full-time residents of Truckee
•

Full-time residents of the secondary market area, defined as a 15-mile radius around
Truckee

•

Second home owners and other visitors staying in second homes or vacation rentals

•

Other visitors to Truckee, including hotel guests, day trippers, Truckee workers who live
outside the secondary market area, and highway travelers.

Demand for retail was calculated separately for each of these groups based on the assumption
that they represent distinct segments of the market, with different spending patterns, growth
patterns, and potential support for Truckee retail.
Current Support for Retail by Full-time Resident

SE estimated current support for retail in Truckee from full-time residents of Truckee and the
secondary market area. Resident retail demand is a function of the number of people in a given
market area and the amount the average person spends on retail goods, translated into square
feet.
Current potential retail spending by residents was estimated using statewide retail spending
patterns, published by the California Board of Equalization. Total taxable retail sales for the
state was adjusted upward to reflect the difference between taxable sales and total sales (given
that not all retail sales, especially most food items, are not taxable). This estimate of total retail
spending was adjusted to remove sales by visitors to the State, such as tourists and business
travelers, to reflect only resident spending. This amount was used to calculate average per capita
sales for California residents. The statewide per-capita sales figures were further adjusted to
reflect higher potential spending by residents of Truckee and the secondary market area, using
information from the Consumer Expenditure Survey published by the Bureau of Labor Statistics.
Current resident spending in Truckee was estimated based on expected capture rates for broad
retail categories (see Table E-1, page 106). Current resident capture rates were estimated based
on: a) analysis of the composition of sales by store type using confidential sales tax data by store
provided by the Town; and b) by working backward based on the expected proportion of sales by
non-residents, based on previous retail analyses prepared by BAE (2003).
Potential resident spending if more retail was available in Truckee was also estimated using
capture rates. In most categories, it is expected that Truckee and secondary market area residents
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would choose to spend more in Truckee if additional retail offerings were available. This is
expected to be particularly true for Apparel, Home Furnishings and Other Retail Stores.
Non-resident spending was estimated by subtracting total resident spending in Truckee from total
Truckee sales (Table E-2, page 107). The breakdown of spending by visitor type (Second Home
Occupants and Other Visitors) was estimated based on spending patterns from the visitor survey,
and by iterating between realistic capture rates for the four categories based on the BAE and
ADE retail studies.
Table E-3, page 108, illustrates the estimated potential increase in visitor spending that could be
expected if additional retail were provided. Note that the “leakage” of visitor spending could not
be calculated using capture rates, because there is no reliable data available about total spending
for all visitors.
The current amount of additional supportable retail was estimated by subtracting potential
spending from current spending, and dividing the remainder by average sales per square foot by
retail category (See Table E-4, page 108). The average per-square foot sales figures were
estimated by SE based on our understanding of current retail store types and performance,
previous experience, and information from Dollars and Sense of Shopping Centers 2008,
published by the International Council of Shopping Centers.
Table E-5, page 109, illustrates the estimated growth rates used in the retail demand projections.
The 2007 to 2012 growth rates for residents and second home occupants are based on Claritas
population and housing projections. Other growth rates were estimated by SE. It is interesting
to note that 2011 to 2029 are the years during which the baby boomer generation will be retiring.
Estimated potential future spending in Truckee was calculated using these growth rates (see
Table E-6, page 110). This information was summarized and converted to square feet in Tables
E-7 and E-8 (page 112), using a similar methodology to the estimate of current additional
potential retail space. Note that the increase in supportable square feet between 2007 and 2012
includes the current unmet demand as of 2007.
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Table E-1: Calculation of Current and Potential Spending by Full-time Residents, 2007

Total Retail
Demand

Current
Truckee
Capture
Rate

Current
Spending

Potential
Capture
Rate

Potential
Spending

$9,969,789

15%

$1,495,468

25%

$2,492,447

General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total: All Categories

$32,775,407
$40,938,761
$18,039,144
$11,173,657
$37,858,680
$150,755,437

15%
75%
55%
25%
25%
39%

$4,916,311
$30,704,071
$9,921,529
$2,793,414
$9,464,670
$59,295,463

17%
77%
60%
35%
35%
45%

$5,571,819
$31,522,846
$10,823,486
$3,910,780
$13,250,538
$67,571,916

Secondary Market Area Residents
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total: All Categories

$16,013,854
$52,645,106
$65,757,396
$28,975,159
$17,947,554
$60,810,053
$242,149,121

10%
5%
20%
10%
10%
10%
12%

$1,601,385
$2,632,255
$13,151,479
$2,897,516
$1,794,755
$6,081,005
$28,158,396

15%
7%
25%
15%
15%
15%
16%

$2,402,078
$3,685,157
$16,439,349
$4,346,274
$2,692,133
$9,121,508
$38,686,499

Truckee and Area Residents
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total: All Categories

$25,983,643
$85,420,512
$106,696,156
$47,014,303
$29,121,211
$98,668,732
$392,904,558

12%
9%
41%
27%
16%
16%
22%

$3,096,854
$7,548,566
$43,855,550
$12,819,045
$4,588,170
$15,545,675
$87,453,860

19%
11%
45%
32%
23%
23%
27%

$4,894,525
$9,256,977
$47,962,195
$15,169,760
$6,602,913
$22,372,046
$106,258,416

Retail Category

Truckee Residents
Apparel Stores

Source: Strategic Economics
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Table E-2: Calculation of Spending by Visitors, 2007
Breakdown by Visitor Type
Retail Category

Annual Truckee
Retail Sales

Less Spending
by Full-time
Residents

Equals Total
Visitor Sales

Visitors in
Second
Homes

Percent

Other Visitors

Percent

Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total: All Categories

$9,527,000
$13,490,828
$70,821,600
$33,812,000
$10,928,000
$27,349,000
$165,928,428

$3,096,854
$7,548,566
$43,855,550
$12,819,045
$4,588,170
$15,545,675
$87,453,860

$6,430,146
$5,942,262
$26,966,050
$20,992,955
$6,339,830
$11,803,325
$78,474,569

$3,373,898
$4,353,301
$21,090,148
$12,261,985
$5,021,146
$7,244,881
$53,362,707

52%
73%
78%
58%
79%
61%
68%

$3,056,249
$1,588,961
$5,875,902
$8,730,970
$1,318,685
$4,558,444
$25,129,210

48%
27%
22%
42%
21%
39%
32%

Source: Strategic Economics
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Table E-3: Estimated Potential Increase in Visitor Spending
Retail Category
Visitors in Second Homes
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total: All Categories
Other Visitors
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total: All Categories

Current Spending

Potential
Spending
Increase

Potential Spending
in Truckee

$3,373,898
$4,353,301
$21,090,148
$12,261,985
$5,021,146
$7,244,881
$53,345,358

3%
3%
3%
5%
5%
3%

$3,475,115
$4,483,900
$21,722,852
$12,629,845
$5,171,780
$7,462,227
$54,945,719

$3,056,249
$1,588,961
$5,875,902
$8,730,970
$1,318,685
$4,558,444
$25,129,210

7%
3%
7%
5%
3%
7%

$3,147,936
$1,636,630
$6,052,179
$8,992,899
$1,358,245
$4,695,197
$25,883,087

Estimated as of 2007; assumes additional retail would attract more spending.
Source: Strategic Economics

Table E-4: Additional Supportable Retail, 2007

Retail Category

Total Current
Spending

Potential
Spending

Difference

Apparel Stores
$9,527,000
$11,517,576 $1,990,576
General Merchandise Stores
$13,490,828 $15,377,507 $1,886,678
Food Stores
$70,821,600 $75,737,227 $4,915,627
Eating and Drinking Places
$33,812,000 $36,792,504 $2,980,504
Home Furnishing and Appliances $10,928,000 $13,132,938 $2,204,938
Other Retail Stores
$27,349,000 $34,529,470 $7,180,470
Total: All Categories
$165,928,428 $187,087,221 $21,158,793

Ave.
Potential
Sales per
Sq. Ft.
Sq. Ft.
$220
$200
$415
$350
$265
$240
$274

9,048
9,433
11,845
8,516
8,321
29,919
77,081

Source: Strategic Economics
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Table E-5: Potential Increase in Truckee Retail Spending
(Annual Growth Rates)
Truckee Residents
Secondary Market Area Residents
Visitors in Second Homes
Other Visitors

2007 - 2012
2.9%

2012 - 2017
3.0%

2017 - 2022
3.0%

1.3%
1.8%
3.0%

1.5%
1.7%
3.0%

1.5%
1.6%
3.0%

Source: Strategic Economics
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Table E-6: Estimated Potential Future Spending in Truckee (2007 Dollars)
2012

2017

2022

Truckee Residents
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

$2,875,430
$6,427,971
$36,366,566
$12,486,596
$4,511,700
$15,286,582
$77,954,844

$3,333,412
$7,451,780
$42,158,817
$14,475,386
$5,230,297
$17,721,338
$90,371,030

$3,864,338
$8,638,655
$48,873,623
$16,780,940
$6,063,348
$20,543,888
$104,764,792

Secondary Market Area Residents
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

$2,562,326
$3,931,002
$17,536,053
$4,636,223
$2,871,731
$9,730,023
$41,267,357

$2,760,353
$4,234,806
$18,891,309
$4,994,529
$3,093,670
$10,481,998
$44,456,664

$2,973,684
$4,562,088
$20,351,305
$5,380,526
$3,332,761
$11,292,089
$47,892,453

Second Home/Vacation Home Visitors
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

$3,799,339
$4,902,243
$23,749,569
$13,808,195
$5,654,301
$8,158,444
$60,072,091

$4,133,451
$5,333,344
$25,838,096
$15,022,481
$6,151,538
$8,875,894
$65,354,804

$4,474,879
$5,773,885
$27,972,356
$16,263,357
$6,659,663
$9,609,055
$70,753,195

Other Visitors
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

$3,649,321
$1,897,302
$7,016,135
$10,425,235
$1,574,579
$5,443,021
$30,005,592

$4,230,563
$2,199,493
$8,133,623
$12,085,704
$1,825,368
$6,309,953
$34,784,704

$4,904,382
$2,549,816
$9,429,098
$14,010,644
$2,116,102
$7,314,964
$40,325,006

Total All Sources
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

$12,886,416
$17,158,518
$84,668,323
$41,356,248
$14,612,311
$38,618,070
$209,299,885

$14,457,778
$19,219,423
$95,021,845
$46,578,101
$16,300,873
$43,389,183
$234,967,202

$16,217,283
$21,524,444
$106,626,383
$52,435,467
$18,171,874
$48,759,996
$263,735,446

Source: Strategic Economics.
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Table E-7: Estimated Additional Supportable Retail in Truckee
Potential Increase in Spending (2007 $)
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

2007 - 2012

2012 - 2017

2017 - 2022

Total
2007 - 2022

$3,359,416
$3,667,690
$13,846,723
$7,544,248
$3,684,311
$11,269,070
$43,371,456

$1,571,363
$2,060,905
$10,353,522
$5,221,853
$1,688,562
$4,771,113
$25,667,318

$1,759,505
$2,305,021
$11,604,538
$5,857,367
$1,871,001
$5,370,813
$28,768,244

$6,690,283
$8,033,616
$35,804,783
$18,623,467
$7,243,874
$21,410,996
$97,807,018

2007 - 2012

2012 - 2017

2017 - 2022

Total
2007 2022

15,270
18,338
33,366
21,555
13,903
46,954
149,387

7,143
10,305
24,948
14,920
6,372
19,880
83,566

7,998
11,525
27,963
16,735
7,060
22,378
93,660

30,410
40,168
86,277
53,210
27,335
89,212
326,613

Source: Strategic Economics.

Table E-8: Increase in Supportable Square Feet
Ave.
Sales
per SF
Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail
Total all Categories

$220
$200
$415
$350
$265
$240

Source: Strategic Economics.
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APPENDIX F: HOTEL MARKET OVERVIEW
This section of the report provides a brief overview of the performance of hotels, motels and bed
and breakfasts in and around Truckee. Please note that this section is not intended as a
replacement for a full hotel market analysis, but rather as a general overview of the current hotel
market in Truckee.
Overview of current market

Hotels in the area currently compete for guests with vacation rentals, campgrounds, second
homes and the homes of friends and family. Figure F-1 below indicates that visitor preferences
vary widely by season, with guests preferring hotels and camping in the summer, and vacation
rentals, second homes and the homes of friends and family in the winter.
Figure F-1: Truckee Visitor Accommodations, by Season
50%

Summer

40%

30%

Winter
20%

10%

0%
Hotel/Motel/B&B

Rental Home

Friend or
Relatives

Second Home

Camp/Tent

Other

Source: Truckee Donner Chamber of Commerce Visitor Profile Winter/Summer 2003

Local Hotels, Motels and Bed and Breakfasts

Table F-1 (page 113) is a comprehensive listing of the hotels in the Truckee-North Tahoe
Region.47 Rates vary widely based on location, season and amenities. Rates tend to be highest
in the winter and summer, with discounts available during the shoulder seasons. Most of the
hotels in Truckee cater to a mid-market clientele, with the exception of the Cedar House Sport
Hotel, which caters to a more upscale market.

47

Geographies include: Truckee, Kings Beach, Olympic Valley and Tahoe Vista. Information about additional hotels in
the region was unavailable.
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Table F-1: Truckee-North Tahoe Area Hotels,48 2008
Name of Establishment
Hampton Inn Suites Tahoe Truckee
Holiday Inn Express Hotel Truckee
Inn @ Truckee
Sunset Inn
The Cedar House Sport Hotel
Best Western Truckee Tahoe Inn
Truckee Hotel
Donner Lake Village

City & State
Truckee, CA
Truckee, CA
Truckee, CA
Truckee, CA
Truckee, CA
Truckee, CA
Truckee, CA
Truckee, CA

Rooms Summer Rates Winter Rates
109
65
42
20
42
100
37
64

$179 - $269
$158 - $204
$135
$67
$190 - $300
$161 - $179
$75 - $179
$170 - $240

$189 - $279
$157 - $224
$145
$67
$225 - $350
$198 - $220
$75 - $179
$153 - $300

Shoulder
Rates
$159 - $249
$157 - $224
$125 - $135
$67
$190 - $300
$161 - $179
$75 - $179
$117 - $270

Average Rates
Sun N Sand Lodge
Big 7 Motel
Falcon Lodge
Crown Motel
Tahoe Inn
Stevenson`s Holliday Inn
Plump Jack Squaw Valley Inn
Resort @ Squaw Creek
Tahoe City Inn
Cottage Inn @ Lake Tahoe
Granlibakken Resort
River Ranch Lodge
Lake Of The Sky Motor Inn
Sunnyside Resort
Pepper Tree Inn
Americas Best Value Inn Tahoe City
Tamarack Lodge Motel
Tahoe Vistana Inn
Rustic Cottage Resort
Mourelatos Lake Resort
Cedar Glen Lodge
Franciscan Lakeside Lodge
Firelite Lodge

Kings Beach, CA
Kings Beach, CA
Kings Beach, CA
Kings Beach, CA
Kings Beach, CA
Kings Beach, CA
Olympic Valley, CA
Olympic Valley, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe City, CA
Tahoe Vista, CA
Tahoe Vista, CA
Tahoe Vista, CA
Tahoe Vista, CA
Tahoe Vista, CA
Tahoe Vista, CA

26
22
25
71
90
22
61
403
33
22
50
19
23
23
51
46
21
28
20
32
31
60
27

$69 - $139
$60 - $70
$45 - $129
$40 -$ 200
$105 - $116
$148
$169 - $429
$242 - $769
$146 - $193
$189 - $340
$99 - $236
$60 - $185
$79 - $149
$135 - $380
$99 - $200
$248 - $316
$50 - $120
$69 - $179
$74 - $399
$202 - $355
$109 - $189
$85 - $235
$78 - $138

Hotels in the Truckee area have an average occupancy rate of 61.1 percent49, and, as with rates,
occupancy fluctuates with the seasons (Figure F-2, page 114). Winter and summer are the high
seasons, with average occupancy rates approaching 80 percent. Conversely, the slowest times
are April/May and October/November when average occupancy rates fall by 30 percent or more.
48

Rates shown are those available at the time the report was written. Current rates may vary.

49

As of June, 2008.
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Figure F-2: Truckee Area Average Hotel Occupancy, Selected Properties
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Source: Smith Travel Research, Truckee, CA Area Hotel Report

Second homes and vacation rentals

There are approximately 24,568 second homes or vacation rentals in or within a 15-mile radius
of Truckee.50 Although exact usage is difficult to measure, it is clear that a high percentage of
visitors to the area are staying in private homes. The recent building boom increased the number
of vacation rentals available. Local rental agencies report, however, that the total number of
vacation rental engagements is down due to the economic slowdown.
Next Steps

If feasible to develop, a boutique hotel could play a very important role within both the Railyard
development and the Downtown as a whole. An expanded Downtown has the potential to attract
an increased number of visitors to Truckee, particularly during the summer season. While hotel
guests would only contribute a fraction of total Downtown retail spending, the presence of an
additional hotel would nevertheless help to establish the Downtown as a visitor destination.
Truckee is currently experiencing a slowdown in tourism, which is connected to the broader
economic downturn. At the same time, there is a surplus of vacation rentals due to the recent
building boom. While it is clear that a boutique, high-end hotel could help to fill a market niche
that is currently unmet within the Town of Truckee, a full market analysis would be required to
determine its feasibility as a part of the Railyard development. A critical component will be a
50

From Claritas Demographic Snapshot; Claritas Radius Report Household Trends; Strategic Economics
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detailed understanding of the recently approved Hotel Avery (a 40-room condominium hotel to
be located Downtown) and the Marriot Hotel (a 109-room hotel to be located north of
Downtown, adjacent to Highway 80), and the 52 hotel units currently planned as a part of the
Hilltop Master Plan.
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Appendix G: Impact Analysis Supporting Tables
Table G-1: Impact of Phase 1A and 1B Residential Units
Est. Average Household Size

1.5

Planned Units of Housing

70

Estimated New Residents

105
Est. Per Capita Resident
Spending in Truckee

Retail Spending from
New Residential Units

Ave. Sales per
Square Foot

Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and
Appliances
Other Retail Stores

$95
$313
$1,954
$632

$9,995
$32,859
$205,215
$66,312

$220
$200
$415
$350

Supportable Square
Feet from New
Residential Units
45
164
494
189

$178

$18,670

$265

70

$602

$63,258

$240

264

Total

$3,774

$396,310

Type of business

1228

Table G-2: Impact of Boutique Hotel
Average Truckee Vacancy Rate
Occupied Nights per Year
Average Trip Length
Average Trips per Room per Year
Hotel Rooms
Trips per hotel per Year
Average Retail Spending per Trip by Party
Est. Retail Spending Generated by Hotel per Year
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61%
223.02
3.35
66.57
52
3,462
$216.51
$749,498
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Table G-3: Impact of Phase 1A and 1B Live/Work and Work/Live Units
Estimated Household Size

1.3

Planned Live/Units

29

Estimated New Residents

38

Type of business

Apparel Stores
General Merchandise Stores
Food Stores
Eating and Drinking Places
Home Furnishing and Appliances
Other Retail Stores
Total

Est. Per Capita
Resident
Spending in
Truckee
$95
$313
$1,954
$632
$178
$602
$3,774

Workers per Household
Planned Live/Units

1
29

Estimated New Workers

29
Est. Per Capita
Resident
Spending in
Truckee

Estimated Worker Buying Power
Estimated potential worker spending on lunches
Shopping and convenience goods
Dinner/Drinks
Total spending per worker
Total Worker spending from Live/Work units
Total Resident and Worker Retail Spending
Generated by Live/Work Units
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Retail Spending
from New
Residential Units

Avg Sales per
Square Foot

Supportable
Square Feet
from New
Residential
Units

$3,589
$11,798
$73,682
$23,809
$6,703
$22,713

$220
$200
$415
$350
$265
$240

16
59
178
68
25
95

$142,294

441

Source: Office Worker Retail Spending Patterns, International Council of
Shopping Centers, 2004; Strategic Economics

$948
$2,041
$142
$3,131
$90,810
$233,104
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Table G-4: Existing Downtown Truckee Traffic Access Routes -- Summer PM Peak Hour*
Access Route
Downtown
DPR West
West River Street
Brockway Road
DPR East/Glenshire Dr
Total

To Downtown
46
223
57
225
56

From Downtown
46
287
70
237
59

Total
91
510
126
462
115
1,305

Total %
7%
39%
10%
35%
9%
100%

*Excludes Through Traffic
Source: LSC Transportation Consultants, from Truckee TransCAD Traffic Model
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External %
42%
10%
38%
10%
100%

