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SOCIO-ECONOMICS

The Socio-Economics chapter of the Environmental Impact Report (EIR) considers whether the
proposed project would result in significant adverse physical deterioration of properties or
structures, or urban decay, due to economic impacts on existing businesses and the inability of
property owners to lease existing vacant buildings and buildings that may be vacated as a
consequence of economic impacts resulting from the Bohemia Retail project (proposed project).
Documents referenced to prepare this section include the Placer County Urban Decay and Fiscal
Impact Analysis: Redevelopment of Former Bohemia Lumber Company Site prepared by
Economics Research Associates (ERA) (See Appendix U),1 the Placer County General Plan
(PCGP),2 and the Auburn/Bowman Community Plan (ABCP).3
16.1 ENVIRONMENTAL SETTING
Background
In 1993, an EIR was prepared for the site as a Walmart retail store. The project was approved by
the Planning Commission, appealed by the public and subsequently approved by the Board of
Supervisors. Following approval by the Board of Supervisors, members of the public challenged
the project in civil litigation and the project was ultimately withdrawn by the applicant.
In 2007, a second EIR was prepared for a residential subdivision (the Bohemia Subdivision). The
project was approved by the Planning Commission, but was withdrawn by the applicant due to
housing market conditions that coincided with final stages of project approval.
The project site is an 18.62-acre parcel located on the east side of State Route (SR) 49 near the
intersection of SR 49 and Luther Road, as shown in Figure 3-2 in Chapter 3, Project Description,
of this EIR. The proposed project would include the construction of a single-tenant, 155,000square-foot retail building.
Trade Area
The Trade Area is defined for the purpose of assessing the project’s potential impact on retail
businesses in surrounding areas. Existing large retail centers within a 20-mile radius are shown
in Figure 16-1. The Trade Area boundaries were determined by splitting the distance between the
project site and existing large retail centers. The Trade Area from which the majority of potential
buyers are drawn is shown in Figure 16-2, Retail Trade Area. The Trade Area encompasses
Auburn, Colfax, unincorporated areas of Placer County such as Foresthill, Meadow Vista, and
North Auburn, Grass Valley, Nevada City, and unincorporated areas of Nevada County, such as
Alta Sierra, Penn Valley, and Lake Wildwood. The proposed project would capture sales
primarily from Auburn, North Auburn, and a portion of Nevada County that is not served by
Yuba City’s retail.
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Figure 16-1
Existing Large Retail Centers

Chapter 16 – Socio-Economics

16 - 2

Draft EIR
Bohemia Retail
January 2010

Figure 16-2
Existing Retail Trade Area
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Existing Conditions
To assess demand and sales patterns in the Trade Area, ERA examined and projected population,
households, and retail sales trends.
Trade Area
The Trade Area includes approximately 3.4 million square feet of retail space. The retail vacancy
rate is six percent and has fluctuated between three and seven percent for the past five years.
Even after increasing from $15 per square foot in 2005, the average rental rate for 2008 was $25
per square foot per year. Low vacancy rates and solid absorption and rental rates are indications
the retail sector in the Trade Area is performing well. Retail in the Trade Area is concentrated in
Auburn and along the I-80 corridor. To the north, the City of Grass Valley is another large retail
area. The Urban Decay analysis focused on the retail areas within Placer County. The Trade
Area consists of three distinct retail areas described below:
State Route 49 Corridor
Retail clustered around SR 49 consists of stores located in neighborhood shopping centers or as
stand-alone buildings. The SR 49 corridor is characterized by large supermarkets, auto dealers,
auto repair and service, and the area’s largest retailers such as Kmart, Target, Gottschalks, Best
Buy and Staples. The area has approximately 1.66 million square feet of retail development and
the vacancy rate is eight percent. Neighborhood shopping centers tend to have a higher vacancy
rate than other types of retail and the corridor area has a high concentration of neighborhood
shopping centers. For the past five years, the average rental rates were $28 per square foot per
year.
Old Town/Downtown Auburn
Retail in the Old Town/Downtown Auburn Area is clustered around Old Town Auburn and
Lincoln Way and High Street (Downtown). Retail in the downtown area is primarily composed
of street level retail, such as independent stores, specialty shops, and dining and entertainment
establishments. The area has approximately 525,000 square feet (s.f.) of retail space. Although
vacancy rates in the Old Town/Downtown Auburn area fluctuates, the area displays trends
similar to other areas within the Trade Area. The retail vacancy rate is two percent. For the past
five years, the average rental rates were $18 per square foot per year.
Interstate 80 (I-80) Corridor
This area extends along I-80 from Foresthill Road in Auburn to Colfax. Retail in the I-80
corridor caters to traveler needs (e.g., service stations, hotels, etc.). However, specialty shops
exist in retail centers off I-80, such as Main Street and Railroad Avenue in Colfax and
neighborhood retail in Meadow Vista. The retail vacancy rate is one percent and was less than
two percent for the past five years. For the past five years, the average rental rates were $15 per
square foot per year.
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Population and Household Trends
The California Department of Finance (DOF) estimates and projections for populations are
shown in Table 16-1. The population of Placer County nearly doubled between 1990 and 2008
and was estimated to be approximately 333,401 in 2008. A majority of the population growth
occurred in the southwest portion of the County in the cities of Rocklin, Roseville, and Lincoln.
Population growth in central and northeast Placer County, including Auburn and unincorporated
Placer County, was lower than the rest of the County. As shown in Table 16-1, the DOF
population projections predict Placer County will experience a growth rate of 2.1 percent per
year through the year 2020, and 1.8 percent per year between 2020 and 2030.
The number of households in Placer County is anticipated to increase from 129,615 in 2007 to
157,219 in 2012 (See Table 16-2). In addition, as shown in Table 16-2, the Trade Area
population is anticipated to increase from 166,319 in 2007 to 181,551 in 2012 and the number of
households from 67,380 in 2007 to 73,986 in 2012.
The median household incomes in Placer County and the Trade Area are anticipated to increase
from $75,229 in 2007 to $88,176 in 2012 and $56,316 in 2007 to $65,399 in 2012, respectively
(See Table 16-3).
Demand and Supply
This section sorts the available data into standard categories then estimates the level of demand
and the amount of supply that currently exist in the Trade Area. The categories analyzed are as
follows:










Apparel Stores;
General Merchandise and Drug:
Food Stores;
Eating and Drinking Places;
Furnishings and Appliances;
Building Materials and Farm Equipment;
Auto Dealers and Supplies;
Service Stations; and
Other Retail Stores.

Per Capita Taxable Sales Trends
The Placer County per capita retail sales from 2000 to 2006 are shown in Table 16-4. The
average annual growth rate from 2000 to 2006 in Placer County was 4.3 percent, similar to the
annual average population growth rate of 4.2 percent. The 2006 total retail sales in Placer County
was approximately $6.2 billion. Table 16-5 shows the 2006 per capita retail sales averages by
category for Auburn, Grass Valley, Unincorporated Placer County, Placer County, and the Trade
Area Average. The Trade Area per capita is based on the weighted average retail sale of the three
largest jurisdictions in the Trade Area, Auburn, Grass Valley, and Unincorporated Placer
County.
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Table 16-1
Historic and Projected Population Trends
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Table 16-2
Trade Area Population and Household Trends
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Table 16-3
Trade Area Income and Age Trends
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Table 16-4
Placer County Per Capita Retail Expenditures by Category 2000-2006
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Table 16-5
Trade Area Jurisdictions Per Capita Retail Expenditures by Category 2006

The Trade Area’s highest sales categories in 2006 were service stations ($1,780 average annual
per capita), auto dealers and supplies ($2,784 per capita), food stores ($3,263 per capita), and
other retail stores ($3,099 per capita). Conversely, apparel stores ($244 average annual per
capita), home furnishings and appliances ($388 per capita), building materials and farm
equipment ($1,173 per capita), and general merchandise and drug ($1,176 per capita) represent
the smallest sales levels.
Future Retail Demand
To predict future retail demand, the 2006 per capita retail sales in the Trade Area were adjusted
to reflect 2010 levels. As shown in Table 16-6, the Trade Area per capita sales are estimated to
be $17,100 in 2010. The per capita retail sales were applied to the estimated population of the
Trade Area to project the sales demand by retail category in 2010, 2015, and 2020. A real
income adjustment of 0.2 percent was applied through 2012, and 0.3 percent thereafter.
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Table 16-6
Trade Area Projected Baseline Retail Demand, 2010-2020

*

*As indicated at the top of the table, the dollar values presented are in thousands; for example, the actual value of the Total Per Capita Sales shown in bold at the
bottom of the first column is $17,100 ($17.10 x 1,000 = $17,100). All subsequent references to dollars in thousands are similar.
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Net Retail Demand
The projected annual retail demand by category for 2010 through 2020 are shown in Table 16-6.
Comparing the retail demand 2010 to 2015 and 2020, the net retail demand is anticipated to be
$317 million and $675 million, respectively (See Table 16-7). The retail demand for General
Merchandise and Drugs is anticipated to increase by $24 million by 2015 and $51 million by
2020. Retail demand for Food Stores is anticipated to increase by $67 million by 2015 and $143
million by 2020.
16.2 IMPACTS AND MITIGATION MEASURES
Standards of Significance
Socio-economic impacts from the implementation of the proposed project would be considered
significant under the following circumstances:
The development of the proposed project would directly or indirectly result in physical
deterioration to properties or structures that is so prevalent and substantial, it impairs the proper
utilization of the properties or structures, and the health, safety and welfare of the business
vacancies, abandoned buildings, boarded doors and windows, parked trucks and long-term
unauthorized use of properties and parking lots, extensive or offensive graffiti painted on
buildings, dumping of refuse or overturned dumpsters on properties, dead trees and shrubbery
and uncontrolled weed growth or homeless encampments.
Methods of Analysis
As stated in the introduction to this chapter, the analysis is based on a report prepared by
Economics Research Associates (ERA) entitled Placer County Urban Decay and Fiscal Impact
Analysis: Redevelopment of Former Bohemia Lumber Company Site dated March 6, 2009, and
included as Appendix U of this EIR. The ERA market analysis involved the following steps:






Established a Trade Area based on an analysis of existing retailers in the region that are
likely to compete with the proposed project for customers.
Conducted targeted research on population growth, employment, income and
demographic trends for Placer County as a whole, Unincorporated Areas of Placer
County, and the designated Trade Area for the project.
Examined historic taxable sales data in incorporated and unincorporated Placer County
and projected a twelve-year (2008-2020) baseline forecast of the Trade Area retail sales
growth by industry category.
Estimated per capita retail sales in the Trade Area to estimate new retail demand in the
Trade Area by major retail category.
Using industry averages for store performance, estimated future sales for the proposed
store by major category over a ten-year period. Future sales are estimated for two types of
stores: club store and discount superstore.
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Table 16-7
Retail Demand Generated by Trade Area Population, 2010-2020
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Compared the net new retail volume created by the proposed development to net new
retail demand for 2010 to 2020 in order to determine the likelihood that the project would
create urban decay or blight.
Determined the net sales impact of the proposed store on retail sales in the area by major
retail category over the twelve-year period.

Competitive Projects
The following is a brief description of the retail projects that would increase the amount of retail
space in the Trade Area and are under review by Placer County:


Auburn Creekside Center is a proposed neighborhood center under environmental review
(preparation of the Administrative Draft EIR is expected in late-Spring/early-Summer of
2009). This project is located in North Auburn just north of the Target Store,
approximately one mile from the proposed project site. The development would be
phased and would consist of approximately 93,000 s.f. of new retail space and 321
parking spaces. Potential tenants have not yet been identified. Retail spaces range in size
from 7,200 s.f. to 27,000 s.f. (with the possibility of as much as a 53,000-square-foot
space). Given the space sizes, likely tenants would be a supermarket, drugstore, and
medium size retailers. An optimistic timeline for this project is three years.



The existing Target is planning an extension of 42,566 s.f. to their existing retail space
and increasing the number of parking spaces at the site. The project is pending
environmental review, mostly related to traffic issues. Despite the current economic
situation, this Target expansion continues to move forward even while Target is putting
construction of new stores elsewhere on hold. A best case scenario for the completion of
the project is 2010/11.



Phase I of the Plaza at 1900 Grass Valley Road was recently completed. Approximately
74,000 s.f. of new retail was completed during this phase. This project is located directly
adjacent to the proposed project. Some of the spaces are already occupied by retailers,
such as a realty company, a mattress store, and a cellular service store, as well as chain
restaurants such as Little Caesar’s and Quizno’s. Approximately 40,000 s.f. remain
vacant, but up to 22,400 s.f. are under lease negotiations and are likely to be leased in the
coming months to a national grocer and a pet supply store. An additional 26,700 s.f. of
retail would be added during Phase II of the project. Phase II could be completed in less
than two years, but the current economic situation could delay development.

The potential urban decay and fiscal impacts of the project would vary depending on the type of
tenant on the project site. For the purposes of this analysis, the proposed 155,000 s.f. of retail and
auxiliary service station were analyzed under the following two scenarios:
Club Store
The first scenario assumes that the tenant is a club store, such as Costco. For this scenario the
project includes 155,000 s.f. of retail space and a service station. The average size of Costco
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stores is 142,000 s.f.; however, recent Costco stores tend to be larger. Costco’s national average
sales per square foot are $926.
Discount Superstore
The second scenario assumes the construction of a discount superstore, such as a Walmart
superstore. Superstores stock everything a regular Walmart discount store does, but also includes
a full-service supermarket and may have a garden center, pet shop, pharmacy, tire & lube
express, optical center, one-hour photo processing lab, portrait studio, and numerous alcove
shops, such as cellular phone stores, hair and nail salons, and video rental stores. Walmart
superstores range in size between 98,000 s.f. and 246,000 s.f. ERA assumed that the superstore’s
average sales per square foot are $513 and the average superstore is 187,000 s.f.
The assumptions for net annual sales per square foot and product mix for each of the two types
of stores is presented in Table 16-8. The statistics are based on each company’s most recent
financial statements.
Project Impacts and Mitigation Measures
16-1

The proposed project would include services that would compete with existing
businesses, including general retailers and groceries, in Placer County to the extent
that those businesses would close and the resultant vacancies would contribute to
physical deterioration and urban decay.
The Urban Decay Analysis compared the projected retail sales demand for the Trade
Area to the expected new sales volumes for the proposed project to determine the
potential for urban decay. Residual demand represents the demand that would be
available to other retailers in the area and is measured as total demand minus proposed
project sales volumes. In addition, the Urban Decay Analysis calculated the residual
demand as a percentage of total baseline demand in 2010 to have a better understanding
of how long it would take for demand growth to offset the impact of the sales attributed
to the two project options (See Tables 16-11 and 16-14). If the residual demand
percentage is below 100 percent, then there is potential for urban decay, as existing
businesses could face lower sales. When the percentage is above 100, the residual
demand is higher than before development of the project.
Club Store Scenario
The club store is anticipated to generate $143 million annually in sales from 2010 to 2020
(See Table 16-9). A majority of the club store retail sales would occur in the Food Stores,
General Merchandise & Drug, Furnishings & Appliances, and Other Retail Stores retail
categories. In 2010, the club store retail sales would be 4.8 percent of total retail sales in
the Trade Area.
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Table 16-8
Performance Statistics of Potential Tenants for Project
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Table 16-9
Club Store Projected Retail Sales, 2010-2020
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Table 16-10
New Retail Demand Versus New Club Store Projected Sales
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Table 16-11
Club Store Residual Demand Analysis

=
=

Chapter 16 – Socio-Economics

16 - 19

Draft EIR
Bohemia Retail
January 2010

Table 16-12
Discount Superstore Projected Retail Sales, 2010-2020
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Table 16-13
New Retail Demand Versus New Discount Superstore Projected Sales
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Table 16-14
Superstore Residual Demand Analysis

=
=
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As shown in Table 16-10, the retail sales volume generated by the club store in 2015
would exceed the projected increase in new demand for Apparel Stores, General
Merchandise & Drugs, and Furnishing & Appliances. However, in 2020, the new retail
demand in the Trade Area for all retail categories would be greater than the club store
sales except for Furnishings and Appliances.
As shown in Table 16-11, sales for Apparel Stores, General Merchandise & Drug, Food
Stores, Service Stations, and Other Retail Stores could be affected by the club store
during the first three to five years. However, sales for those categories recover after 2015.
The club store residual demand for the Furnishings & Appliances retail category would
be less than the baseline 2010 demand until 2020.
The increase of new retail demand in the Trade Area would offset the retail sales
generated by the club store. In 2015, the club store sales would represent 49 percent of
new retail sales demand in the retail categories affected; this means that even after
accounting for the additional club store sales of $143 million, there are $150 million in
new demand to support new or existing businesses within the affected retail categories.
By 2020, the club store sales account for 23 percent of new retail sales demand.
Discount Superstore Scenario
The discount superstore is anticipated to generate $79 million annually in sales from
2010 to 2020 (See Table 16-12). A majority of the discount superstore retail sales would
occur in Apparel Stores and Furnishings & Appliances, retail categories. In 2010, the
discount superstore retail sales would be approximately 2.7 percent of total retail sales in
the Trade Area.
As shown in Table 16-13, the retail sales volume generated by the discount superstore in
2015 would exceed the projected increase in new demand for Apparel Stores and
Furnishing & Appliances. However, in 2020, the new retail demand in the Trade Area for
all retail categories would be greater than the discount superstore sales.
As shown in Table 16-14, sales of General Merchandise & Drug, Food Stores, and Other
Retail and Other Retail stores are impacted by the discount superstore during the first
three to five years. Residual demand for those categories would be greater than the 2010
baseline demand for those categories in 2015. However, the discount superstore residual
demand for the Apparel Stores and Furnishings & Appliances retail categories would be
less than the 2010 baseline until 2017 and 2018, respectively.
The increase of new retail demand in the Trade Area would offset the retails sales
generated by the discount superstore. In 2015, the discount superstore sales would
represent 35 percent of new retail sales demand in the retail categories affected and 17
percent in 2020.
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Additional Retail Space
The Placer County Planning Department is in the process of reviewing the following four
projects within the Trade Area that would result in the development of approximately
290,000 s.f. of retail space:





Target Expansion – 42,000 s.f.;
Auburn Creekside Center – 93,000 s.f.;
Phase I of the Plaza at 1900 Grass Valley Road – 26,700 s.f.; and
Home Depot – 128,000 s.f.

The Urban Decay Analysis approximated the four projects would generate $45 million in
sales annually for the first two years and $100 million thereafter (See Table 16-15). The
residual demand for the additional retail space is shown in Tables 16-16 and 16-17.
Club Store Scenario Plus Additional Retail Space
Table 16-18 below shows the combined effect of the different scenarios for the proposed
site combined with the effect of the additional retail space. Development of the club store
and buildout of the additional retail space would generate aggregate sales of new retail
space that would exceed new demand for all of the retail categories. However, by 2014,
residual retail demand would exceed baseline demand in the retail categories of Eating &
Drinking Places, Auto Dealers & Supplies, Service Stations, and Other Retail Stores. The
residual retail demand for General Merchandise & Drug and Building Materials & Farm
Equipment would be above baseline levels by 2017. However, the residual demand for
Furnishings & Appliances would remain below the 2010 baseline retail demand through
2020. Therefore, the Furnishings & Appliances category would be affected by the
opening of a club store and additional retail space.
Although the introduction of new retail space occupied by strong retail competitors
would accelerate the decline of already marginal businesses, retail demand exceeds
supply, and vacancies would be absorbed by new businesses or expansions of existing
businesses. Table 16-19 shows that by 2015 the sales of a new club store, the Target
expansion, 119,000 s.f. of neighborhood shopping center space, and a new Home Depot
represent only 77 percent of the projected new retail demand. Assuming $243 million of
retail demand is met by the proposed project and additional retail spaces, $74 million of
unmet new demand would be absorbed by new or existing retailers in the Trade Area.
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Table 16-15
Projected Sales of Additional Retail Spaces, 2010-2020
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Table 16-16
New Retail Demand Versus Project Sales of Additional Retail Spaces
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Table 16-17
Residual Demand Analysis: Additional Retail Space

=
=
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Table 16-18
Residual Demand Analysis for All Scenarios Plus Additional Retail Spaces

=
=
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Table 16-19
Summary of Urban Decay Analysis
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Discount Superstore Scenario Plus Additional Retail Space
The development of the discount superstore and additional retail spaces would generate
greater retail sales volumes that would impact the retail categories of General
Merchandise & Drug, Food Stores, Building Materials & Farm Equipment, and Other
Retail Stores during the first through fourth year. The impact on Apparel Stores and
Furnishings & Appliances would last through 2018 and 2020 respectively. However,
after 2012 the retail residual demand for all the retail categories would be greater than the
2010 baseline level.
Urban Decay
Urban decay is a compounding effect that can result from extended vacancy, deferred
maintenance, and abandonment. The urban decay process generally takes several years
to materialize fully and is reinforced by declining economic conditions in the broader
market area. It is generally not the result of a single property standing vacant for a couple
of years in an otherwise vibrant market. The current recession has impacted retailers, as
consumer spending has dropped precipitously. Recent statistics indicate that most
retailers reported a decline in same-store sales for October, November, and December
2008 from the previous year. Many retailers are anticipated to close, as the economy will
most likely not improve in the near future. Although the short-term outlook is negative,
several factors indicate a long-term healthy future for retailers in the project area,
including a diverse and strong local economy and the fact that unemployment rates in the
cities of Auburn and Grass Valley are lower than other surrounding areas and the State.
As an indication of the strength of the local economy, the three largest retail projects
within the Trade Area that are currently under review by the Planning Department are
moving forward, and a large regional grocer and national pet supply chain are planning to
open new 20,000 s.f. stores at the recently completed Auburn Plaza. It should be noted
that the Urban Decay Analysis adjusted downward from observed annual real income
growth rates of 1.9 percent per year to 0.2 and 0.3 percent per year. In addition, a
conservative value of 1.8 percent annual growth was assumed in the project area, in
comparison to the DOF country-wide estimate of 2.12 percent per year.
Conclusion
The proposed project’s total retail sales would represent a fraction of the total Trade Area
retail sales and up to 23 percent of the new retail demand in 2020. The new retail demand
would exceed the retail sales volumes for all scenarios in all retail categories except
Furnishings & Appliances and Building Materials & Farm Equipment. Existing retailers
unable to compete with the proposed project would close, creating retail opportunities for
new tenants that could compete for the unmet retail demand in other retail categories.
While retail supply generated by the proposed project would exceed the new retail
demand for some categories by 2015, potential vacancies created from closure of smaller
stores could be occupied by retailers that would operate in the categories where demand
exceeds supply. Development of a club store or discount superstore would create
shopping opportunities, which would attract customers from the Grass Valley area and
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Trade Area residents who are currently traveling to other areas to shop at club stores and
discount superstores. Although the proposed project would impact existing businesses,
the impacts would not result in urban decay and a less-than-significant impact would
result.
Mitigation Measure(s)
None required.
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