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EXECUTIVE SUMMARY 

Two economic analyses previously commissioned by the Tahoe Transportation District (TTD), one 
in 2013 and an update in 2018, evaluated and estimated potential economic impacts in the 
project area, which that includes the Heavenly Village area. The City of South Lake Tahoe 
requested an independent analysis of an expanded economic impact of the proposed US 50 
bypass and the South Shore Community Revitalization Project (US 50 SSCRP), which is the subject 
of this study.  

This expanded economic impact analysis more fully considers project impacts on the entire 
community and the construction impacts beyond the Heavenly Village area. The analysis follows 
study parameters provided by the City and includes projections of economic impacts within the 
City limits of South Lake Tahoe, specific construction-period impacts, and the estimated 
economic impact on the City if the project is not constructed. Other study components requested 
by the City address potential mitigation strategies for any negative impacts, potential impacts on 
the Lake Tahoe Unified School District (LTUSD) from displacement of housing from the project, 
and other community infrastructure projects that the City could promote to generate positive 
economic impact. 

The timing of this study is critical given that the new economic analysis parallels efforts to 
complete the Main Street Management Plan, and that additional details regarding formal 
development agreements for planned new affordable housing units will be known. This collective 
information, among other pertinent data associated with the US 50 SSCRP, may provide more 
clarity for the City Council to consider placing an advisory ballot measure before voters in the 
near future to determine public sentiment about the US 50 SSCRP. 

Information for the expanded economic analysis was obtained through stakeholder interviews, 
literature review of highway bypass studies, city tax data, and real estate market information 
provided through an independent research service. An industry economic impact model was 
applied to project citywide economic impact as a result of project construction. Also, a survey 
was developed and administered to capture input from businesses along US 50; however, the 
onset of the coronavirus pandemic and subsequent impact on local business limited the 
collection of the surveys during the time period of the study.  

A summary of findings is below: 

1. ¢ƘŜ ŀǊŜŀΩǎ ŜŎƻƴƻƳȅ will be enhanced by taking advantage of the recreational assets ς 
mountains and the lake.  

Expansion and improvements in the ancillary amenities such as hospitality services, local 
recreation opportunities, access, and connectivityτeverything that enhances the area as 
ŀ άŘŜǎǘƛƴŀǘƛƻƴέτwill lead to increased competitiveness. The US 50 SSCRP highway bypass 
and the streetscape improvements, although they may support these economy-driving 
amenities, in themselves do not generate additional long-term economic output. 

2. The US 50 SSCRP is not expected to translate significant long-term economic benefit to 
other areas of the City.  

By historic measure, localized economic benefit from prior redevelopment in the 
Heavenly Village area is visible, yet there is no compelling evidence that this economic 
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benefit has noticeably spread to other commercial areas along US 50 to the Y area. An 
analysis of the market post-redevelopment of Heavenly Village indicates that while the 
redevelopment was successful in revitalizing and stimulating the micro economy of the 
Heavenly Village area over at least the past 10 years, it did not stimulate wide-ranging 
revitalization and improved economic activity in the other commercial areas of the City.  

For one measure in the study, historical analysis of the net absorption (which accounts 
for changes in occupancy of available floor area) for six commercial areas along US 50 
within the City shows that nearly all of the positive absorption occurred in the Heavenly 
Village area while most other areas have had milder to negative absorption. Another 
industry measure using commercial building ratings indicates that the most attractive 
businesses are located in Heavenly Village while buildings in the other areas are rated 
much lower. The measures used in this study, while not intended to represent all 
economic impact indicators, suggest the economic disparity between redeveloped areas 
and remaining sites. In following historical data and absent stimulus such as economic 
investment in remaining areas along US 50, it is unlikely the US 50 SSCRP in itself would 
translate significantly higher economic activity over the long term to these other areas. 

3. Limited economic activity in other areas of the City might be redirected to the area 
directly adjacent to the US 50 SSCRP (Heavenly Village).  

Any redirection of economic activity that might occur will be marginal because the 
redirection would have already occurred due to prior redevelopment of the Heavenly 
Village area. The proposed mixed-use development could redirect some economic activity 
although it replaces existing land use. The Heavenly Village area is primarily tourist 
serving. Additional economic activity enhanced by the project may come from the 
opportunity to close the new Main Street to vehicles and use the new street space to 
conduct promotions or hold street fairs and art exhibits. New longer-term economic 
activity from the project is projected by the 150 new households proposed in the mixed-
use development above the replacement housing, which creates new economic demand 
for the City as a whole.  

4. Survey respondents indicated opinions that the project would cause motorists traveling 
northbound from Meyers to divert to Pioneer Trail, thereby bypassing the section of US 
50 going through the Y. 

Although no traffic analysis could be found that indicates such a diversion currently takes 
place, there is a likelihood that traffic volume on Pioneer Trail partially consists of 
through-traffic on the way to Stateline and beyond. There is also a certain unquantified 
likelihood that the project will divert more traffic. Intersection volume data from the US 
50/South Shore Community Revitalization Project Draft Environmental Impact Report 
(DEIR) Traffic Operation Analysis Update was used to estimate an increase in US 50 traffic 
that may be diverted to Pioneer Trail. However, without similar intersection volume data 
for Pioneer Trail at US 50/89 near Meyers, it cannot be stated with certainty whether the 
project will divert additional traffic from US 50 onto Pioneer Trail. If the City desires to 
prevent any diversion, options could include the design of the new US 50/Pioneer Trail 
intersectionτe.g., eliminating the sweeping right turnτor measures that increase the 
overall travel time on Pioneer Trail. 
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5. Businesses in the existing US 50 corridor (i.e., ǘƘŜ ƴŜǿ άMain SǘǊŜŜǘέ ŀǊŜŀύ will not 
experience negative impacts as a result of bypassing through traffic around the 
Heavenly Village commercial area. 

Heavenly Village and other Main Street businesses are not dependent on pass-through 
traffic. Rather, this area is a destination location that is impacted by current congestion 
and lack of parking. The project will provide better access than currently exists. Bypass 
studies of similar sized cities indicate highway bypasses primarily affect drive-by and 
convenience serving businesses.  

6. The actual experience in other California communities and communities of similar size 
to South Lake Tahoe around the country generally concluded that a highway bypass did 
not result in significant negative economic impacts. 

A consistent finding was that the businesses serving through traffic along the bypassed 
route suffered some degree of negative impact. Whatever losses to the overall economy 
of the bypassed town due to closure or relocation of through traffic-serving business was 
largely offset by an increase in local-serving business. 

The studies reviewed did not discuss whether revitalization plans similar in scope to the 
US 50 SSCRP was implemented in the bypassed towns. However, Carson City did 
undertake a revitalization plan in anticipation of the opening of the I-580 bypass of US 50 
(Lincoln Highway/Carson Street)Φ /ŀǊǎƻƴ /ƛǘȅΩǎ 5ƻǿƴǘƻǿƴ /ƻƳǇƭŜǘe Streets Project 
through downtown was completed in 2016, the year before the bypass was opened. 
Although not statistically conclusive due to the small sample size, city retail sales reported 
by the City Planning Department show a significant year-on-year increase, perhaps 
showing the project may have warded off a decline or flattening out of sales in the 
downtown area. Note that retail sales spike in odd-numbered years when the Nevada 
State legislature is in session. 

7. Construction of the project results in overall output (sales gain) in the short term as the 
multiplier effect enhances economic activity.  

Total economic output attributed to the construction of the US 50 SSCRP transportation 
improvements is $77.3 million and $42.3 million from the proposed mixed-use 
development. However, when taking into account the negative impact from expected 
business closures on US 50 in the path of the bypass, the project will incur a short-term 
minor negative impact on City tax revenues due to the loss of hotel taxes that will offset 
relatively minor increases in construction-related sales. Given the scale of the South Lake 
Tahoe economy in terms of the cycling of the revenues, the indirect and induced sales 
gains from construction will be limited in the City. 

8. Not constructing the US 50 SSCRP would result in a loss of estimated indirect and 
induced economic output.  

The loss of indirect and induced output includes $2.8 and $1.3 million from the 
transportation improvements and mixed-use development, respectively. These are one-
time losses of economic output during construction if the project is not built. There would 
also be a long-term loss of economic output, estimated at $521,000 annually, from 
expenditures by the new households occupying the proposed housing in mixed-use 
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development sites. Perhaps more importantly, these new affordable housing units would 
provide local workforce housing that supports economic competitiveness of the City.  

9. Access to existing residential and commercial properties can be expected to experience 
significant impacts during the construction of the project. 

To reduce these impacts and preserve the positive benefits of the construction of the US 
50 SSCRP, the DEIR specifies that a Transportation Management Plan will be developed 
in accordance with California Department of Transportation requirements in coordination 
with TTD, Tahoe Regional Planning Agency (TRPA), Nevada Department of Transportation, 
the City of South Lake Tahoe, and Douglas County to allow as much access as reasonably 
possible to homes and businesses. In the Mitigation Strategies section of this study, a 
phased traffic management plan is suggested that will minimize disruption impacts, 
allowing all businesses to remain open and residences to be accessible throughout the 
construction process. 

10. There is some likelihood that families with school-age children will be displaced from 
existing housing in the path of the new US 50 alignment relocation. 

Although replacement housing will be constructed and available for occupancy before the 
displacement occurs, there is some percentage of these families that will move out of the 
school district and result in a financial impact to the LTUSD. This translates to the potential 
loss of school-aged children and loss of funding of between $40,000 and $115,000, or 
between approximately 0.09 percent and 0.26 percent of the LTUSDΩǎ current annual 
revenues. The mixed-use development for replacement housing and additional new 
housing could include an influx of new school-aged children, which is not factored into 
this scenario.  

11. The City of South Tahoe is considering several initiatives and public investment projects 
that are designed to enhance community-wide economic activity. 

Either capitalizing on the US 50 SSCRP or to be undertaken separately, a few projects have 
been discussed in recent planning efforts that could be implemented in the short term. 
One area of need consistently mentioned by the survey respondents is parking. While 
large parking lots serve the commercial centers at the Y and Bijou, these lots are 
unavailable, not suitably located, or disconnected from other areas.  

The Tourist Core Area Plan proposed parking standards that would support the concept 
where visitors to the area άpark onceέ in joint use/shared parking areas and patronize 
multiple businesses in a single trip facilitated by pedestrian and transit connections 
between commercial nodes and along major commercial corridors. The Community 
Investment Projects section of this study discusses projects that could be implemented to 
achieve the overall objective of encouraging both residents and visitors to spend more 
time in the areas beyond the Tourist Core.  
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PROJECT BACKGROUND 

The US 50 South Shore Community Revitalization Project (US 50 SSCRPΣ ŀƪŀ ǘƘŜ ά[ƻƻǇ wƻŀŘέ ōȅ 
many locals) is a bi-state project sponsored by the Tahoe Transportation District (TTD), a regional 
transportation agency serving the Lake Tahoe basin. The US 50 SSCRP involves the construction 
of a new US 50 alignment around and on the mountain side of Heavenly Village and the Stateline 
casino core area, generally between Pioneer Trail in California and a point southwest of Kingsbury 
Grade in Nevada. The project involves the reconstruction and improvement of the existing US 50 
corrƛŘƻǊ ǘƘǊƻǳƎƘ IŜŀǾŜƴƭȅ ±ƛƭƭŀƎŜ ŀƴŘ ǘƘŜ {ǘŀǘŜƭƛƴŜ Ŏŀǎƛƴƻ ŎƻǊŜ ŀǊŜŀ ŀǎ ŀ ƭƻŎŀƭ άƳŀƛƴ ǎǘǊŜŜǘές
type environment, with a new pedestrian-friendly, multimodal, experience-oriented, and 
attractive streetscape and public gathering area. The project also involves the construction of 
replacement affordable housing units to mitigate the loss of 78 existing residential units and 
approximately 36,000 square feet of commercial floor area within the footprint of the new US 50 
alignment (see Figure 1). As a supportive planning effort to the US 50 SSCRP, the City, Tahoe 
Regional Planning Agency (TRPA) and TTD in partnership with community stakeholders are 
developing the Main Street Management Plan, which will identify Main Street improvements, 
the construction of neighborhood improvements in the impacted Rocky Point neighborhood, and 
the development of improved parking management, wayfinding, and public transit strategies to 
serve this area. 

Two economic analyses were commissioned by the TTD, one in 2013 and an update in 2018, that 
evaluated and estimated potential economic impacts, such as on room revenues and retail sales 
in the project area, which includes the Tourist Core. The TTD estimated that the project could 
stimulate economic benefit of potentially $1 billion in adjacent property improvements and a 
projected $16 to $25 million in retail sales increase. Some comments were also made as to the 
economic impacts on the entire community.  

The City of South Lake Tahoe requested an independent analysis of the expanded economic 
impact of the proposed US 50 SSCRP, which is the subject of this study. This expanded economic 
impact analysis more fully considers project impacts on the entire community and the 
construction impacts beyond the Heavenly Village area. The analysis provides projections of 
economic impacts within the City limits of South Lake Tahoe, specific construction-period 
impacts, and the estimated economic impact on the City if the project is not constructed. Other 
questions posed by the City and addressed in this study include potential mitigation strategies 
for any negative impacts, potential impacts on the Lake Tahoe Unified School District from 
displacement of housing from the project, and other community infrastructure projects that the 
City could promote to generate positive economic impact. 

The expanded economic impact analysis considers project impacts on the entire community and 
the construction impacts beyond the Heavenly Village and Stateline areas. Specifically, while the 
Heavenly Village area is included as part of the overall scope of the study, the analysis focuses on 
significant commercial nodes in other areas along US 50 beyond the Heavenly Village area. The 
other commercial nodes include the Ski Run area, Bijou area, Harrison Avenue area, Tahoe Sierra 
(Sierra Tract) commercial area, and The Y (intersection of US 50 and CA 89). Figure 2 shows the 
general location of each commercial area. 
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Figure 1 
Alternative B Triangle 
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Figure 2 
Commercial Nodes in Expanded Economic Impact Area 

 
 

The timing of this study is critical given that the new economic analysis would likely be completed 
about the same time that the Main Street Management Plan is completed, and that additional 
details regarding formal development agreements for planned new affordable housing units will 
be known. This collective information, among other pertinent data associated with the US 50 
SSCRP, may provide more clarity for the City Council to consider placing an advisory ballot 
measure before voters in the near future to determine public sentiment about the US 50 SSCRP. 

US 50 BYPASS IMPACTS METHODOLOGY 

Information for the expanded economic analysis was obtained through stakeholder interviews, 
literature review of highway bypass studies, city tax data, and CoStar Group real estate research 
services. An industry economic impact model was applied to project citywide economic impact 
as a result of project construction. The tax and real estate data were used to analyze historical 
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and recent commercial business activity along US 50 within the City. Also, a survey was developed 
and administered to capture input from businesses along US 50; however, the onset of the 
coronavirus pandemic and subsequent impact on local business limited the collection of the 
surveys during the time period of the study. 

REVIEW OF US 50 SSCRP ECONOMIC STUDIES AND HIGHWAY BYPASS STUDIES  

The two economic studies previously done for the project, in 2013 and the update in 2018, 
present different analyses. The 2018 updated study is not directly comparable to the one in 2013 
since the geographic area for the estimate of baseline retail spending was expanded to include 
ǘƘŜ ƻǾŜǊŀƭƭ {ƻǳǘƘ {ƘƻǊŜ ǇǊƻƧŜŎǘ ŀǊŜŀΣ ŘŜŦƛƴŜŘ ƛƴ ǘƘŜ нлму ǎǘǳŘȅ ŀǎ άconsisting of the City of South 
Lake Tahoe and those portions of unincorporated El Dorado County, California, and Douglas 
County, Nevada, wƘƛŎƘ ŀǊŜ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ ǘƘŜ ¢ŀƘƻŜ .ŀǎƛƴΦέ1 Additionally, the 2013 study focused 
on growth in retail spending, while the 2018 study focuses on the growth in tax revenue from 
retail spending, as well as taxes from hotel room revenue growth.  

The studies cover various economic-related elements for the methodology, including context and 
profile of South Shore activity and planning, assessment of tourism and retail, case studies and 
surveys, and project impacts. Findings were summarized for visitation and spending impacts 
including to other retail node impacts, roadway construction period impacts, tax revenue 
impacts, one-time and ongoing economic impacts from the project, and housing impacts. 

Of particular interest in the 2018 study were the findings on the spending impacts on other retail 
nodes beyond the tourist core extending along US 50 to the Y area. The area referred to in the 
2018 study is similar in extent to the area under review for the expanded economic analysis. The 
EPS findings indicate that άthe community-serving nature of retail along this stretch is not 
expected to change with the increased activity in the Tourist Core.έ However, the EPS study also 
states ǘƘŀǘ άincreased overall visitor spending would translate into higher convenience-oriented 
purchases from visitors along this stretch, as the same relative proportion of visitor spending 
dollars ΨcapturedΩ from pass-through travelers would ǊŜƳŀƛƴ ǎƛƳƛƭŀǊ ǘƻ ŎǳǊǊŜƴǘ ƭŜǾŜƭǎΦέ Further, 
ǘƘŜ ǎǘǳŘȅ ǎǘŀǘŜǎΣ άThe increase in potential convenience-oriented sales and resulting sales taxes 
along the remainder of US 50 to the ΨYΩ have not been calculated due to limitations of available 
ŘŀǘŀΦέ  

While this latter statement indicates an analysis was not conducted by EPS, anecdotal evidence 
may suggest such results given the community-serving and convenience-oriented markets in the 
Y area and along US 50 compared to the tourist core if visitor spending were to increase. The 
expanded economic analysis did not find any evidence that an increase in visitor traffic and 
spending would occur due to the US 50 SSCRP. 

Also, in several instances, the 2018 study references parking which, according to survey 
respondents, remains the primary issue negatively affecting sales. This was heard during the 2013 
interviews and during follow-up interviews in the 2018 update, according to the EPS studies. For 

 
1 EPS (2018), Economic Analysis Update US 50/South Shore Community Revitalization Plan, page 1. 



Expanded Economic Impact Analysis 

Michael Baker International 9 

the expanded economic analysis, parking was also cited as a major economic barrier during 
interviews and surveys conducted.  

For determination of tax revenue growth and economic impact for the larger project area, the 
2018 study offers three spending scenarios: conservative (10%), moderate (20%), and optimized 
(30%) increase in spending. The moderate and optimized scenarios are scaled up (2 and 3 times) 
from the conservative scenario. These scenarios are dependent upon anticipated market and 
jurisdictional responses to the project; however, there did not appear to be analysis or indication 
of the market and jurisdictional response required to enable these scenarios, and whether the 
jurisdictional responses are attainable. For example, the jurisdictional response may require a 
variety of options such as additional city investment, change in land use regulation, or tax 
revenue dedication to the project area or along the remainder of US 50 to realize one or more of 
the spending scenarios. The study acknowledges the optimized scenario (30% increase in 
spending) is testing hypothetical impact. These spending growth percentages set the parameters 
for the revenue growth projections and economic impact in the 2018 study. 

The economic methods used in the previous studies follow industry practice for conducting retail 
sales analysis, fiscal impact analysis, and economic impact analysis. Hypothetical growth 
scenarios were employed to conduct tax revenue analysis and economic impact analysis for the 
larger project area due in part to data limitations and uncertain market and jurisdiction response. 
The expanded economic analysis addresses the data gap for the remainder of US 50 to the Y and 
makes determination of economic impact to the other significant commercial nodes from the 
project.  

BYPASS STUDIES 

This section provides a synopsis of highway bypass studies reviewed. A fuller description of 
findings of individual studies reviewed is contained in the appendix. The synopsis represents a 
very small sample of the large volume of case studies, literature reviews, and reports completed 
over the last three decades on the subject of the economic impacts of highway bypasses on the 
towns and cities that were bypassedτwhere a major highway route through the town was 
replaced by a new section of the highway that went along the outskirts of the town. In all study 
cases the bypass skirted the entire town, or at least the populated area. In contrast, the US 50 
bypass in the City of Lake South Tahoe intersects at Pioneer Trail and US 50 and connects to the 
remainder of US 50 in the City, which is included in the expanded economic impact study. 

While an overall generalization may be that these studies concluded that the highway bypass 
projects did not result in significant economic impactsτchanges in retail sales and property 
values in the bypassed towns and citiesτǘƘŜ ǎǘǳŘƛŜǎ ǿŜǊŜ ŎŀǊŜŦǳƭ ǘƻ ƴƻǘŜ ǘƘŀǘ ǘƘŜ ǘƻǿƴǎΩ 
individual businesses were affected in varying degrees. The studies cite notable differences 
among the towns relative to size, distance from a larger, regional urban center, and the type of 
businesses established along the bypassed route. Several studies categorized the type of business 
into local versus through traffic-serving businesses. A consistent finding was that the businesses 
serving through traffic along the bypassed route suffered some degree of negative impact. 
Service stations, fast-food restaurants, motels, and convenience stores were among the types of 
businesses categorized as through traffic-serving. Tourist-serving business would be another 
business type affected by a bypass. One study in Massachusetts pertained to a bypass in a tourist 
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or destination area; this study did not cite any impacts on the tourist economy, but rather found 
that the local-serving businesses prospered from the reduced congestion since residents were 
more willing to travel on the bypassed route. One predominant conclusion to be reached from 
the bypass studies is that whatever losses to the overall economy of the bypassed town due to 
closure or relocation of through traffic-serving businesses were largely offset by an increase in 
local-serving business. 

The bypass studies did not attempt to describe or quantify the economic impacts of activities 
conducted by the bypassed towns designed to capitalize on the ancillary benefits of the 
bypassesτthe reduction in traffic volume and congestion, improved pedestrian safety, and 
access to shops along the bypassed corridor. One community that did undertake a revitalization 
plan ǎƛƳƛƭŀǊ ƛƴ ǎŎƻǇŜ ǘƻ {ƻǳǘƘ [ŀƪŜ ¢ŀƘƻŜ ƛǎ /ŀǊǎƻƴ /ƛǘȅΦ /ŀǊǎƻƴ /ƛǘȅΩǎ 5ƻǿƴǘƻǿƴ /ƻƳǇƭŜǘŜ {ǘǊŜŜǘ 
Project was completed in 2016, the year before the opening of the I-580 bypass of US 50 (Lincoln 
Highway/Carson Street) through downtown Carson City. The Downtown Complete Street 
Projectτ0.6 miles between 5th Street and William Streetτreduced traffic lanes, added 
sidewalks, landscaping, and monument signage, and enhanced pedestrian crosswalks. The 
Carson City Planning Department has been collecting retail sales data in the downtown area and 
citywide since 2014. Although the data are not statistically conclusive one way or another, due 
to the small sample size and the fact that retail sales spike in odd-numbered years when the state 
legislature is in session, they do indicate what could be a significant year-on-year increase in the 
even years (2016 compared to 2014 and 2018 compared to 2016), perhaps showing the project 
may have warded off a decline or flattening out of sales in the downtown area. Sales data from 
2019 are expected to provide a clearer picture of the impact, but ǿƻƴΩǘ ōŜ ŀǾŀƛƭŀōƭŜ ǳƴǘƛƭ ƳƛŘ-
2020.  

ECONOMIC IMPACTS ON THE CITY OF SOUTH LAKE TAHOE 

SURVEY OF BUSINESSES 

As part of the analysis in determining economic impacts, the research effort included conducting 
a survey of businesses in the City. However, given the COVID-19 pandemic and local quarantine 
orders, many businesses were not successfully engaged due to closures or limited hours of 
operation. Only a small proportion of surveys were completed relative to the full survey effort. 
Therefore, the results are treated as anecdotal input to the study and remain useful as a form of 
primary data collection for the study. A description of the survey methodology is contained in 
the appendix. 

Meetings with leadership of both the South Tahoe Chamber of Commerce and the Lake Tahoe 
South Shore Chamber of Commerce were conducted as an early step in the development of the 
survey instrument and survey collection process. As representatives of the business interests in 
{ƻǳǘƘ [ŀƪŜ ¢ŀƘƻŜΣ ǘƘŜǎŜ ƛƴŘƛǾƛŘǳŀƭǎ ŀǊŜ ƴƻǘ ƻƴƭȅ ǘƘŜ άǾƻƛŎŜέ ƻŦ ƳŀƧƻǊ ǎǘŀƪŜƘolders in the process 
but are a valuable resource in the collection of data that would be the foundation of the analysis. 
During these meetings, the consultants conducted a fluid discussion about the study and its 
objectives.  
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Completed surveys were collected from different business types including hotels, restaurants, 
massage and body work therapy studios, cleaning services, and automotive supplies. Findings 
from the limited surveys (about 25 percent response rate) show that the predominant customer 
base is composed of tourists, averaging between 85 to 90 percent of total customers. Most of 
the businesses are accessed by personal automobile. Of the businesses surveyed, a majority were 
aware of the proposed US 50 SSCRP and were of the opinion that the project would result in a 
decrease in business, at least in the short term, ranging from a low of 10 percent to a high of 90 
percent. The business that cited a 90 percent reduction in business during construction is a hotel 
located near the intersection of Lake Tahoe Boulevard and Pioneer Trail. The business operator 
expressed concern that the ingress and egress into the hotel parking lot would be severely 
impacted during construction.  

Survey respondents were split on the benefit that the project would have on the community of 
South Lake Tahoe. The business areas identified that would benefit the most from the US 50 
SSCRP would be Heavenly Village and Stateline, because of the existing traffic generators in the 
form of the casinos and parking infrastructure.  

When queried about the disruption in travel routes during construction, responses ranged from 
a 10 percent to a 40 percent decrease in business activity.  

The number one issue identified to improve the commercial business area and local economy 
was the lack of ample parking facilities large enough to accommodate the influx of visitors. 
Another need cited was better traffic flow. One respondent even suggested the adoption of a 
local mitigation fee that would address the impacts on the local infrastructure from the influx of 
visitors into the Tahoe Basin. 

SECONDARY DATA 

With the inability to complete the full survey effort to obtain direct data from local businesses, 
the expanded economic study also uses secondary data in the form of tax information from the 
City, as well as demographic and real estate market information to make estimates of long-term 
economic impact from the project. 

FORECAST OF LONG-TERM ECONOMIC IMPACTS 

One method to determine if an action or a development would have an economic impact is by 
case study. For South Lake Tahoe, redevelopment of the Heavenly Village area in the early 2000s 
provides a local case study where the economy of the City can be examined over a specific time 
period and whether this significant redevelopment project had a noticeable economic impact 
outside of the project area.  

In terms of general sales growth since the Great Recession, the economy of South Lake Tahoe 
has grown at about the same rate as the rest of the state. Table 1 indicates that for the most 
part, except for greater annual fluctuation, sales in general have not grown appreciably relative 
to growth rates experienced statewide over the last 10 years. The sales data is a type of lagging 
indicator that suggests lack of a strong catalyst for greater economic activity for the entire City 
beyond normal cyclical economic growth.   
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Table 1 
Growth in Taxable Sales 

 Percent Change 

 
South Lake 

Tahoe 
Statewide 

2009-2010 2.2% 4.4% 

2010-2011 5.1% 8.8% 

2011-2012 5.7% 6.6% 

2012-2013 8.1% 5.3% 

2013-2014 3.6% 5.1% 

2014-2015 4.2% 4.2% 

2015-2016 7.2% 2.6% 

2016-2017 5.5% 3.6% 

2017-2018 3.6% 4.2% 

2018-2019 2.5% 3.1% 

Average 2009-2019 4.8% 4.8% 

Source: California Department of Tax and Fee Administration  

The variation of the local economy relative to the state is depicted graphically in Figure 3. With 
the exception of three time periods, growth in sales in the City has lagged behind the state from 
a percentage standpoint. Unsustainable spikes in sales growth can be attributed to many factors 
in the tourist-driven economy, including weather and short-term events. 

Figure 3 
Annual Percentage Taxable Sales Growth 

 
Source: Michael Baker International 

While citywide sales growth offers a picture of the local economy, a narrower evaluation is 
needed to better test whether earlier investment in the Heavenly Village area has translated into 
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economic benefits to other commercial areas. Measurements for the analysis include the CoStar 
rating system and absorption of commercial square footage.  

The CoStar rating system evaluates buildings for prospective buyers. The ratings are based on 
analyzing a series of components: location, tenants, architecture/landscaping, site access/site 
design, and certifications. For this analysis, the rating system is used to indicate the value of the 
building stock in an area. The higher the number assigned by the rating system, the more 
attractive the building and command of higher rents. Based on data obtained from CoStar Group 
and as shown in Table 2, three-fourths of the four star-rated commercial/retail buildings are 
concentrated in the Heavenly Village area. This is to be expected as this area has benefited from 
redevelopment. The remaining four star-rated buildings are evenly split in the Ski Run and Bijou 
areas, which are the next closest commercial areas to Heavenly Village and have also benefited 
from redevelopment. This could suggest some influence on investment in these two areas from 
redevelopment similar to Heavenly Valley, given parts of these areas are within the tourist core. 
According to CoStar reports, there are no four star-rated buildings in the remaining commercial 
areas of Harrison, Sierra Tract, or the Y, which compose the bulk of three-star and below ratings. 
This may suggest the economic influence of redevelopment has not reached these areas, and 
also mark a difference between mostly local- and convenience-serving and tourist-serving 
businesses. 

Table 2 
Percentage of Buildings Rating by Area 

Costar Rating 

Commercial Area 1 2 3 4 

Heavenly Village 15.4% 26.8% 25.9% 75.0% 

Ski Run 15.4% 10.7% 5.9% 12.5% 

Bijou 0.0% 14.1% 20.0% 12.5% 

Harrison 7.7% 2.7% 2.4% 0.0% 

Sierra Tract 23.1% 18.8% 20.0% 0.0% 

The Y 38.5% 26.8% 25.9% 0.0% 

Total 100.0% 100.0% 100.0% 100.0% 
Source: CoStar Group 

Another way to determine the relative distribution of positive economic benefit of 
redevelopment is to examine the commercial retail real estate activity over the period since 
previous redevelopment in Heavenly Village occurred. One indicator that may be examined is the 
absorption history of commercial space in the areas. Table 3 presents the net absorption of 
commercial square footage for the nodes since 2006 (latest available data). Net absorption 
accounts for changes in occupancy of available floor area. 
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Table 3 
Net Absorption of Commercial Retail 2006-2019 

 
Change in Occupied 

Floor Area 

Commercial Area Sq. Ft. Percent 

Heavenly Village 136,949  97% 

Ski Run (5,476) -4% 

Bijou 34,788  25% 

Harrison (8,157) -6% 

Sierra Tract (1,940) -1% 

The Y (15,147) -11% 

Net Total 141,017  100% 
Source: CoStar Group 

The data shows that the Heavenly Village area accounted for 97 percent of the absorption of 
commercial square footage in the past 14 years. In addition, only Heavenly Village and Bijou 
showed positive absorption during that time, with recent absorption for Bijou coming in 2019 
with store openings such as the Whole Foods Market at the Bijou Marketplace.  

The data tables suggest that redevelopment has provided localized economic benefit to those 
areas measured by higher building ratings and greater absorption. However, the data also 
suggest that significant economic benefits from redevelopment did not appreciably spread to the 
remaining commercial areas along US 50. This is not to imply that redevelopment over the past 
years was not successful, as the Heavenly Village area continues to draw visitor activity which 
generates income and taxes for the City of South Lake Tahoe. However, the measures used in 
this study indicate these projects, over time, have not stimulated similar positive economic 
impact and induced economic development in the remaining commercial areas to the Y.  

CONTINUOUS ECONOMIC IMPACT FROM ADDITIONAL NEW HOUSING 

The US 50 SSCRP proposes the construction of mixed-use commercial and residential units on 
Sites 1, 2, and 3 of Alternative B Triangle (see previous Figure 1) that will result in the addition of 
up to 150 affordable housing units in excess of the replacement housing, which will help satisfy 
housing needs of low- and moderate-income families in the region.2 The new housing will induce 
150 new households to locate in the City of South Lake Tahoe. Based on an estimated household 
income of $38,900 (80% of median income for South Lake Tahoe as reported by the US Census 
Bureau, Community Survey), the total amount of new household income would be approximately 
$5.8 million. The economic impact to the City from this new housing is not the total new 
household income but rather the sales output that is induced as the household spending 
percolates through the economy, generating additional jobs and income. From application of the 

 
2 There are up to 229 units shown on Sites 1, 2 and 3 in Figure 1 Alternative B-Triangle (70 or 72 on Site 1, 
70 on Sites  2 and 3  plus another 17+/- άōƻƴǳǎέ ǳƴƛǘǎ ƻƴ site. The 229 units less the 78 units of 
replacement is 151, but since Site 1 is either 70 or 72τ150 units was used. 
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IMPLAN model, the induced impact to the City is $521,000 annually and creates an additional 
4.28 jobs (Table 4). 

Table 4 
Impact of Spending by Net New Households 

From Mixed-Use Development 

 Employment Output 

Induced Impact 4.28 $521,000 
Source: IMPLAN; Michael Baker 

The income of these new households will induce an increase of $154,606 in taxable spending, 
which results in an increase of $2,319 in annual taxes to South Lake Tahoe (Table 5). Perhaps 
more importantly, these new affordable housing units would create new economic demand for 
the City as a whole and provide local workforce housing that supports economic competitiveness 
of the City.  

Table 5 
Taxes Generated by Net New Households 

From Mixed Use Development 

  

Retail Sales $154,606  

Tax Rate to City 1.50% 

Sales Tax Revenue $2,319 
Source: IMPLAN; Michael Baker 

FORECAST OF CONSTRUCTION-RELATED ECONOMIC IMPACTS 

TRANSPORTATION IMPROVEMENTS 

Project construction incurs a source of income to the community for a limited time from 
temporary gains in labor and sales. Based on current estimates, the US 50 SSCRP transportation 
improvements would cost $74.5 million. Employing the IMPLAN model and applying input 
parameters that generate impacts specific to the City of South Lake Tahoe, the total impact 
(direct, indirect, and induced) from construction of US 50 SSCRP transportation improvements 
would be over $77.3 million, as shown in Table 6. However, this assumes that local firms receive 
the bulk of the construction contracts to keep income generation local. Also, given the scale of 
the South Lake Tahoe economy in terms of the cycling of the revenues, the indirect and induced 
sales gains from construction will be limited in the City. 
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Table 6 
Economic Impact from US 50 SSCRP 

Transportation Improvements Construction 

Impact Employment Gain 

Output  

(Sales Gain) 

Direct 336.83 $74,500,000  

Indirect 8.46 $2,090,000  

Induced 5.60 $713,000  

 350.89 $77,303,000  
Source: IMPLAN 

MIXED-USE DEVELOPMENT 

The US 50 SSCRP proposes an expenditure of $41 million for both the mixed-use commercial and 
residential development aspects of the project. A portion is used to replace the amount of 
existing commercial and housing taken for the construction of the transportation improvements 
while adding another 150 new affordable residential units. This expenditure will generate indirect 
and induced income in the community if all the direct expenditure is made in the community.  

Table 7 presents the total impacts from construction of the mixed-use elements on Sites 1, 2 and 
3. It is estimated that the total impacts including indirect and induced would be approximately 
$42.3 million. This assumes that local firms receive the bulk of the construction contracts. 

Table 7 
Economic Impact from Construction of Mixed-Use Development 

Impact Employment 

Output 

(Sales Gain) 

Direct 287.32 $41,000,000  

Indirect 3.36 $660,000  

Induced 4.76 $606,000  

 295.44 $42,266,000  
Source: IMPLAN 

DISRUPTION CAUSED BY CONSTRUCTION 

The disruption caused by construction would cause a temporary economic loss for those 
businesses in the immediate vicinity of the new alignment of US 50 near the intersection of 
Pioneer Trail and US 50. The loss would be attributed to being less attractive to customers. Based 
on the US 50 bypass alignment map showing the affected parcels, it appears that up to 200 motel 
rooms would be impacted. Assuming the worst case scenario, based on the average occupancy 
rate of 33%,3 an average room rate of $60 (which is the highest advertised rate of those motels 
in the immediate area), and assuming a catastrophic loss of 50 percent patronage during one 
year of construction, the estimated loss in sales (equivalent to output) is approximately $723,000. 

 
3 Source: Lake Tahoe Visitor Authority, JanuaryςDecember 2019 
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Applying the IMPLAN model to determine indirect and induced impact, the total loss is 
approximately $754,000, as presented in Table 8. 

Table 8  
Economic Loss from Disruption of Businesses  

During One Year of Construction 

Impact Employment Loss Output Loss (Sales) 

Direct 6.87 $723,000  

Indirect 0.24 $27,584  

Induced 0.03 $3,412  

 7.14 $753,996  
Source: IMPLAN; Michael Baker 

As a result, the total limited-time net economic gain citywide from construction-related impacts 
from above is an additional 640 jobs comprising direct employment from construction as well as 
indirect/induced employment (e.g., other jobs generated/loss during construction). The net 
output from construction, or temporary sales gain to the community in general, is $118.8 million, 
as summarized in Table 9.  

Table 9 
Summary of Construction Impacts on Local Economy 

Impact Output 

Transportation Improvements $77,303,000 

Mixed-Use Development $42,266,000 

Disruption  ($754,000) 

Net Total $118,815,000 
Source: IMPLAN; Michael Baker 

IMPACT ON CITY REVENUES FROM CONSTRUCTION (NON-RECURRING) 

The City will receive positive sales tax revenues from the retail spending from indirect and 
induced retail sales generated from overall construction. This will be a limited-time impact that 
will not continue when the project is completed. In contrast, the City will also lose transient 
occupancy tax revenue during the construction period from disruption to adjacent motels 
causing a temporary economic loss. Table 10 shows the City will gain a small margin of sales taxes 
generated by project construction, but lose a greater amount through the transient occupancy 
tax from disruption (Table 11). This results in a net revenue loss of $69,313 in tax revenue during 
construction of US 50 SSCRP (Table 12).4 

 
4 Retail sales impact for construction is generated by the IMPLAN model for indirect and induced impacts. 
The relatively small tax revenue gains to the City from construction is due to sales leakage out of the City 
as determined by the model parameters and local retail environment. The larger loss from lodging sales 
is a product of directly impacted sales versus being an indirect or induced impact like retail sales.  
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Table 10 
Summary of Impacts on City Revenues during Construction 

Sales Taxes Generated by Construction 

  Retail Sales 

Mixed-Use Construction  $65,220  

Roadway and Transportation 
Improvements Construction 

 
$133,881  

Total Retail Sales  $199,101  

Rate to City  1.50% 

Tax Revenues  $2,987  
Source: IMPLAN; Michael Baker 

Table 11 
Loss of Transient Occupancy Tax (TOT) Revenues from Disruption 

Impact Output 

Lodging Sales $723,000  

TOT Rate 10 % 

TOT Taxes $72,300  
 Source: IMPLAN; Michael Baker 

Table 12 
Summary of Fiscal Impacts 

Impact Output 

Sales Tax  

Transportation Improvements and 
Mixed-Use Development $2,987 

TOT Tax  

Disruption  ($72,300) 

Net Total ($69,313) 
 Source: IMPLAN; Michael Baker 

ECONOMIC EFFECTS OF NO-BUILD ALTERNATIVE 

Not constructing the US 50 SSCRP would result in a loss of estimated indirect and induced 
economic output of $2.8 and $1.3 million from the transportation improvements and mixed-use 
development, respectively.5 There would also be reversal of net revenue loss of about $69,000 
(as shown in Table 12) as the motels impacted during construction of the bypass intersection at 
US 50 and Pioneer Trail would not be disrupted. These are one-time losses of economic output 
during construction if the project is not built. In addition, there would be a long-term loss of 
economic output from expenditures by the new households occupying the proposed housing in 
mixed-use development sites estimated at $521,000 annually (as shown in Table 4).  

 
5 These figures are the sum of indirect and induced impacts from transportation improvement and mixed 
use developments in Tables 6 and 7, respectively. 
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OTHER IMPACTS AND STRATEGIES 

Additional questions were identified in the Request for Proposals that have not been directly 
addressed above. These questions concern mitigation of impacts, the effects on the Lake Tahoe 
Unified School District, and what other community investments the City can make to generate 
greater positive economic benefits than the US 50 SSCRP.  

MITIGATION STRATEGIES 

TRAFFIC IMPACTS DURING CONSTRUCTION 

Access to existing residential and commercial properties can be expected to experience 
significant impacts during project construction. To reduce these impacts, to allow as much access 
as reasonably possible to homes and businesses, the US 50/South Shore Community 
Revitalization Project Draft Environmental Impact Report (DEIR) specifies that a Transportation 
Management Plan (TMP) will be developed in accordance with California Department of 
Transportation (Caltrans) requirements in coordination with TTD, TRPA, Nevada Department of 
Transportation, the City of South Lake Tahoe, and Douglas County (DEIR Impact 3.6-7).  

The TRPA permit requires the construction of 78 units of replacement housing prior to the 
demolition of existing housing. This is a critical factor in the development of a successful TMP. 
The replacement housing would be constructed at one or more of the mixed-use development 
sites. 

It is also required that construction activities for the Loop Road construction and the replacement 
housing maintain access to the existing businesses and residences that are to remain. 

The following is a suggested phased scenario for Alternative B designed to satisfy the required 
DEIR construction-impacts mitigation measure 3.6-7; the proposed phasing refers to Exhibit 1. 

Phase 1 ï Construction of Mixed-Use/Replacement Housing Development at Site 3 

Site 3 is located south of Village Center along Lake Parkway (new US 50). The proposed 
development at this site includes 70 residential units (87 with 25 percent density bonus) 
and maximum 10,000 square feet of commercial uses. Development of Site 3 prior to 
demolition of housing within the Loop Road footprint would satisfy the replacement 
housing requirement. Site 3 currently contains 250 parking spaces for Heavenly 
Village/Village Center employees. A parking study should be conducted that determines 
the number of replacement employee spaces needed and where they may be located 
both during construction and permanently.  

Phase 2 ï Demolition and Construction of New US 50  

With the Site 3 development ready for occupancy, the demolition of the footprint of US 
50 Loop Road and its construction may commence. The construction of the new US 50 
from the new Pioneer Trail/US 50 intersection along Lake Parkway to the proposed 
roundabout is recommended to be constructed in this phase to allow that route to be 
open to handle the bulk of through traffic before proceeding to the next phase. However, 
during construction, Access Route A, consisting of one travel lane in each direction, would 
be maintained to allow access to Heavenly Village Way and the driveways to Heavenly 
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Valley/Village Center. Traffic will be transitioned between the existing Lake Parkway 
travel lanes to the new US 50 lanes when those are constructed.  

Phase 3 ï Construction of Main Street  

This phase would include the construction of the new Main Street segment between the 
new Pioneer Trail intersection and the new US 50. Access Route B is maintained during 
the construction of this phase. This route is depicted in Exhibit 1. The proposed access 
route will consist of one lane in each direction and will be maintained throughout the 
entire construction process of this segment.  

Within the segment of Main Street between Heavenly Village Way and new US 50, there 
are three subphases: 1) While the eastbound lanes are demolished and reconstructed, 
the access route will occupy the existing westbound lane and the median/turn pockets. 
2) When the new eastbound lane and southside frontage improvements are completed 
and while the new westbound lane is reconstructed, the eastbound lane will shift from 
the median/turn-pockets to the new eastbound lane and the direction of travel in median 
will be reversed. 3) The new westbound lane will be opened and the median and turn 
pockets and the remainder of the frontage improvements will then be completed. Access 
to adjacent driveways will be maintained. 

The above traffic management scenario will result in minimal disruption, allowing all businesses 
to remain open and residences to be accessible throughout the construction process. Disruption 
will be further minimized by critically located major construction activity limited to the shoulder 
season. 

When the TMP is finalized and approved, it should be made available to every property owner, 
business owner, and tenant in the project area. Well in advance of construction, a complete 
schedule should be provided for all phases. Any changes in the schedule should be communicated 
to the adjacent properties as soon as they are made. It is critical that all affected property owners 
and tenants be made aware of the impacts and the provisions that have been made to maintain 
safe and convenient access during all hours that access is needed.  
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Exhibit 1 
Phased Scenario for Alternative B 
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PIONEER TRAIL TRAFFIC DIVERSION 

Survey respondents indicated opinions that the project would cause motorists traveling 
northbound from Meyers to divert to Pioneer Trail, thereby bypassing the section of US 50 going 
through the Y. Although no traffic analysis could be found that indicates such a diversion currently 
takes place, there is a likelihood that the traffic volume on Pioneer Trail partially consists of 
through traffic on the way to Stateline and beyond. There is also a certain unquantified likelihood 
that the project will divert more of this traffic from US 50. Evidence that this might occur is 
provided in the DEIR Traffic Operation Analysis Update. Comparison of the existing (2015) peak-
hour volumes at the Pioneer Trail/US 50 intersection with those of the Alternative B-Triangle 
shows a potential diversion of up to 50 percent of new peak period trips, or 120 new trips, from 
US 50 to Pioneer Trail. The Traffic Operation Analysis indicates an increase of 240 summer peak-
hour trips entering the US 50/Pioneer Trail intersection from eastbound Pioneer Trail and 
southbound US 50 (1,573 existing versus 1,813 with Alternative B; see Exhibit 2). This increase 
includes 120 trips from Pioneer Trail (from 452 existing to 572 with Alternative B). The percentage 
of the total increase from Pioneer Trail (120/240 = 0.50) may be assumed to be diverted from US 
50.  

In terms of delay, the intersection operates better with AlterƴŀǘƛǾŜ . ǘƘŀƴ ƛƴ ǘƘŜ άƴƻ-bǳƛƭŘέ ŎŀǎŜ 
(23.2 seconds versus 37.5 seconds, respectively, in the existing plus project scenario). However, 
the Traffic Operations Analysis does not indicate whether there will be less delay on the Pioneer 
Trail eastbound leg versus US 50 southbound, which would indicate whether one route would be 
preferred over the other (in Google Maps, for example). Without similar intersection volume data 
for Pioneer Trail at US 50/89 near Meyers, it cannot be stated with certainty whether the project 
will divert traffic from US 50 onto Pioneer Trail. If diversion does occur, it is likely due to the 
proposed configuration of the Pioneer Trail leg of the intersection, which features a large-radius 
free right turn onto new US 50 with an acceleration lane. The Pioneer Trail traffic proceeding on 
the new US 50 will not be delayed unless the right-turn movement is controlled, which would 
defeat the purpose of the free right. If the City desires to prevent any diversion, the design of the 
intersectionτeliminating the sweeping right turnτmay be an option. Another option would be 
to increase the overall travel time on Pioneer Trail, for example, by installing traffic-calming 
measures and/or adjusting the signal timing at the intersections with Al Tahoe and Ski Run 
Boulevards. 
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Exhibit 2 
Peak-Hour Intersection Volumes (Summer)  

DISPLACEMENT OF SCHOOL-AGED CHILDREN  

There is some likelihood that families with school-aged children will be displaced from existing 
housing in the path of the new US 50 alignment relocation. Although the replacement housing 
must be constructed and available for occupancy prior to the demolition of any homes, some of 
these families will likely move out of the Lake Tahoe Unified School District (LTUSD). The following 
analysis looks at the financial impact to the LTUSD from the loss of student enrollment due to 
relocation.  

CURRENT DISTRICT ENROLLMENT 

Table 13 shows the enrollment per grade group from the latest data (2019-20) from the California 
Department of Education. An approximation of student generation rates per dwelling is 
calculated by dividing the enrollment numbers by the estimated occupied housing in South Lake 
Tahoe, which is 8,918, according to the DEIR Relocation Study.  

Table 13 
Lake Tahoe Unified School District Enrollment (2019-20) 

Grade Group Enrollment 
Student Generation 
Rates per Household  

Kindergarten to 3rd Grade 1,174 0.13 

4th to 6th 921 0.10 

7th to 8th 616 0.07 

9th to 12th 1,194 0.13 

Total Enrollment 3,905 0.44 
Source: California Department of Education; DEIR Relocation Study; Michael Baker 

 

Existing (2015) 

Source: Wood Rogers, US 50 SSCRP Caltrans Project Report Traffic Analysis Update, 2016 

Alternative B Triangle (2015) 














