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Section 1: INTRODUCTION AND SUMMARY OF FINDINGS 
  
1.1 INTRODUCTION AND PURPOSE 
 
This report has been prepared pursuant to the Town of Truckee (Town) requirement that an 
economic impact assessment be provided for a proposed change in land use for certain 
properties in the Old Greenwood development area. The properties examined in this 
analysis belong to Northlight Old Greenwood Acquisition LLC (Northlight).  
 
Northlight owns 18 built properties (fractional townhomes and cabins), three vacant parcels 
which are entitled for additional residential fractional development (64 attached and 
detached units) and one vacant parcel entitled for whole ownership development (8 units). 
Northlight proposes changing land use to all whole ownership units (built and unbuilt) and 
additionally to reduce the entitled 64 units to 48 detached units. 
 
The economic impact assessment addresses the following: 
 

 Fiscal impact on the Town’s General Fund. 

 Town-wide economic impacts including job creation. 

 Qualitative discussion of fiscal impacts on the Truckee Fire Protection District 
(TFPD), Truckee Donner Recreation and Parks District (TDRPD), Truckee Donner Land 
Trust (TDLT), and Tahoe Mountain Resorts Environmental Fund (TMREF).  

 
A fiscal impact analysis estimates the annual recurring revenues generated by a 
development project with annual recurring expenses to provide public operation and 
maintenance services to the development.  This fiscal impact analysis compares the 
estimated fiscal impact of development of current approved land uses with proposed land 
uses for properties in Old Greenwood owned by Northlight.  In this report the current and 
proposed different land uses are referred to as scenarios. The analysis includes estimation 
of major revenues (property tax, transient occupancy tax, sales tax, and other) and 
expenses to the Town. 
 
In addition to comparing the net revenue impact to the Town of the proposed land use 
changes, the Town has requested an analysis of general impact on the local economy. HEC 
has provided a quantitative estimation of one-time construction-related sales tax revenues 
to the Town as well as a qualitative discussion of other Town-wide economic impacts. 
 
In the March 2002 economic impact assessment conducted by Goodwin Consulting Group 
(GCG) additional revenues to the TFPD were estimated. In addition, revenues and expenses 
to the TDRPD were estimated. This report does not quantify impacts to these two agencies 
but it does describe potential fiscal impacts to them. In addition, this report describes the 
potential fiscal impacts to the TDLT and TMREF, two 501c3 organizations that receive 
transfer fee revenues from both the initial sale and resale of properties in Old Greenwood. 
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1.2 REPORT FINDINGS   
 
This report finds the fiscal impacts from the proposed changes in land use to be beneficial to 
the Town of Truckee (General Fund), TFPD, TDRPD, TDLT, and TMREF on an annual recurring 
basis. Based on the methodology presented in this report, net additional revenue to the 
Town’s General Fund is estimated to be $217,000 per year under the proposed land use 
scenario. In addition, one-time sales tax revenues to the Town from construction activity is 
anticipated to be $134,400 greater and support 102 more jobs with the proposed changes 
in land use.  Other Town-wide economic impacts are not quantified; however, a lower 
number of total persons at one time under the proposed land use scenario could generate 
less volume of business for some commercial establishments and service providers than 
under the current land use scenario. A summary of findings is provided here. 
 
Town of Truckee General Fund 
The fiscal impact analysis projects annual recurring revenues to be greater and expenses to 
be fewer under the proposed land use scenario compared with the current land use 
scenario. Figure 1 illustrates the estimated differences in revenues and expenses to the 
Town’s General Fund by scenario.  
 
Figure 1 
Comparison of Revenues and Expenses at Buildout by Scenario 
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Current land uses are projected to generate a net fiscal impact of about $46,000 per year at 
buildout. Proposed land uses are projected to generate a net fiscal impact of about 
$263,000 per year at buildout. Table 1 on the following page shows the results of the fiscal 
impact analysis by land use scenario for each revenue and expenditure type at buildout. The 
fiscal model estimates a revenues to expenses ratio of 1.3 under the current land uses 
scenario and 4.8 under the proposed land uses scenario.  



 

Old Greenwood Economic Assessment                      4/20/15 Page 3 

The improvement in net fiscal impact under the proposed land use scenario is attributed to 
the following: 
 

 Fewer residents and persons served (fewer expenses) 

 Higher assessed values per unit for whole ownership units than fractional units 
(greater property tax revenues) 

 Greater property turnover rates for whole ownership units than fractional units 
(greater property tax and property transfer tax revenues) 

 More available room nights and higher average daily rates (greater transient 
occupancy tax revenues) 

 
Table 1 
Estimated Annual Fiscal Impacts at Buildout by Scenario 

General Fund Revenues

and Expenses Current % Share Proposed % Share

Revenues

Property Tax $28,852 14.98% $108,673 32.66%

Sales & Use Taxes $16,626 8.64% $17,574 5.28%

Countywide Pooled Sales Tax $3,874 2.01% $4,095 1.23%

Sales Taxes In-Lieu (Property Tax) $5,542 2.88% $5,858 1.76%

Transient Lodging Tax $89,884 46.68% $155,181 46.64%

Franchises $13,711 7.12% $5,257 1.58%

Real Property Transfer Taxes $488 0.25% $4,921 1.48%

Property Tax In Lieu of MVL $5,451 2.83% $20,530 6.17%

Motor Vehicle License Fees $107 0.06% $41 0.01%

Animal Licenses $482 0.25% $182 0.05%

Animal Shelter Fees & Charges $206 0.11% $78 0.02%

Abandoned Vehicle Abatement $147 0.08% $56 0.02%

Gas Tax $27,172 14.11% $10,263 3.08%

Total Estimated Revenues $192,542 100.00% $332,709 100.00%

Expenses

General Government $23,608 16.12% $13,578 19.51%

Public Works $23,726 16.20% $18,137 26.06%

Facilities Management $16,216 11.07% $6,125 8.80%

Community Development $10,424 7.12% $3,997 5.74%

Public Safety $72,466 49.49% $27,763 39.89%

Total Estimated Expenses $146,440 100.00% $69,600 100.00%

Net General Fund Fiscal Impact [1] $46,102 $263,109

Revenue to Expense Ratio 1.3               4.8              

Source: HEC buildout

[1] Excludes Measure R and Measure V Sales Tax revenues.

Land Uses

DRAFT

  
Note: due to rounding totals may not exactly add to numbers shown..  
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Sales and use taxes are projected to be minimally affected by the change in land uses. 
Although there are fewer units under the proposed land use scenario, an estimated increase 
in unit rentals increases visitor spending. Visitor spending per day is greater by visitors 
renting properties than by owners who are visiting, or by permanent residents. Greater 
spending by visitors outweighs the loss of taxable sales from total number of units.  
 
Northlight anticipates their properties to be completely built within a 2-year timeframe. 
With construction start in 2015, all units would be complete in 2017. The net fiscal impact is 
projected to be greater under the proposed land uses than the current land uses in each 
year of development through buildout. Net fiscal impact by year by scenario is shown in 
Table 2. At buildout it is estimated that the proposed land uses would generate 
approximately $217,000 more per year to the Town. 
 
Table 2 
Summary of Fiscal Impacts by Scenario 

Land

Use 2015 2016 2017

Current Land Uses

Revenues [1] $66,568 $139,596 $192,542

Expenses $32,212 $96,706 $146,440

Net Fiscal Impact $34,356 $42,890 $46,102

Proposed Land Uses

Revenues [1] $72,373 $241,146 $332,709

Expenses $14,915 $50,807 $69,600

Net Fiscal Impact $57,458 $190,339 $263,109

Difference with Changed Land Use $23,103 $147,449 $217,007

Source: HEC. change

[1] Excludes Measure R and Measure V sales tax revenues.

Calendar Year Ending

DRAFT

  
Note: due to rounding totals may not exactly add to numbers shown..  

  
 
Town-wide Economic Impacts 
The fiscal impact study estimates the impact to the Town’s recurring annual revenues and 
expenses. Other fiscal impacts are one-time impacts. This report quantifies the additional 
sales taxes from construction and the number of jobs supported by construction of new 
residential units under both land use scenarios. It is estimated that the proposed land use 
scenario will generate $134,400 more in sales taxes and 102 more jobs during the 
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construction phase of the remaining units than the current land use scenario. These impacts 
are one-time, non-recurring impacts. 
 
Total spending on goods and services in Truckee is not projected to differ greatly between 
land use scenarios; however, the total number of people at one time is much greater under 
the current land use scenario compared to the proposed land use scenario. A larger number 
of people can help grow clusters of businesses. There are businesses that not only grow and 
prosper from spending but also from volume of service provided (ski rental equipment and 
health services for example). A reduced number of units at Old Greenwood would reduce 
total number of people during the peak visitation months. The number of jobs Town-wide 
could be fewer under the proposed land use scenario than the current land use scenario; 
however, seasonality of jobs supported by the Northlight properties may be more even 
under the proposed land use scenario with more permanent residences in the 
neighborhood. 
 
Fiscal Impacts to TFPD and TDRPD 
Based on the GCG report no additional annual costs from development of Northlight 
properties at Old Greenwood were projected to the TFPD. Property taxes from Northlight 
properties is estimated to be almost four times greater under the proposed land uses than 
the current land uses; therefore, the net fiscal impact to the TFPD should be positive even if 
there were small cost increases associated with the changed land uses. In addition, 
development impact fees, which are non-recurring revenues used for purchase of capital 
associated with growth, would be almost twice as much under proposed land uses than 
current approved land uses.  
 
In the GCG report additional expenses to the TDRPD were calculated on a per person served 
basis. This report finds that the proposed land uses are expected to generate less persons 
served at buildout (104) than under the current approved land uses (275). Property taxes 
are projected to be almost four times greater under the proposed land uses. With greater 
revenues and fewer expenses than anticipated in the GCG report, this report finds that the 
proposed land uses will have an even greater positive fiscal impact on the TDRPD than the 
approved land uses. Development impact fees would also be greater under proposed land 
uses than current approved land uses. 
 
Fiscal Impacts to TDLT and TMREF 
The TDLT and TMREF receive transfer fee revenues upon sales of properties in Old 
Greenwood. It is anticipated that both the TDLT and TMREF and the endeavors they support 
would benefit from the proposed land use changes because total revenues received by each 
non-profit organization would increase due to 1) higher property turnover rate, and 2) 
greater property value. 
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1.3 ORGANIZATION OF THE REPORT 
 
Section 1 of this report provides key findings of the analysis. Following this section, Section 
2 of the report details the general assumptions and land use assumptions that drive the 
results of the analysis. 
 
Section 3 of the report explains the revenue estimating methodologies used in the fiscal 
impact study and Section 4 explains the expenditure estimating methodologies. 
 
In Section 5, conclusions of the fiscal impact study are presented as well as other 
quantitative and qualitative economic impacts.  
 
There are several appendices accompanying this report. Appendix A provides general 
assumptions and land use assumption tables.  Appendix B provides the revenue projections 
by revenue source for each scenario.  Appendix C projects Town of Truckee General Fund 
expenditures. Appendix D contains supporting tables for the revenue and expenditure 
projections of the fiscal impact study. Appendix E includes the one-time fiscal impacts 
estimates during construction. 
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Section 2: METHODOLOGY AND ASSUMPTIONS 
  
 

2.1 METHODOLOGY 
 
This section of the report describes the methodology used to estimate the annual recurring 
fiscal impacts of the Northlight properties.  The goal of this analysis is to estimate the 
Town’s incremental costs and revenues associated with serving the Project.  Fiscal impacts 
include projected revenues and expenses that are estimated to be generated by the 
Northlight properties in Old Greenwood. Typically there are two methodologies used to 
estimate recurring fiscal impacts; the case study method and the multiplier method. In this 
analysis expenditures are all projected using the multiplier method. Revenues are projected 
using both methodologies. The case study approach was used for items such as property 
taxes and sales tax revenues when actual revenue generation plans could be simulated.   
 
This fiscal impact analysis is based on the Town’s budgeted revenues and expenditures for 
FY 2014-15, current tax regulations and statutes, and general assumptions detailed in this 
section. Revenue and cost estimates were derived from data provided by the Town and 
Northlight.  Each revenue item is estimated based on State legislation and current Town 
resolution or ordinance.  Future changes by either State legislation or the County can affect 
the revenues and costs estimated in this study.  This fiscal impact study assumes current 
levels of revenue generation and service delivery.  To the extent revenues are increased or 
decreased in the future on a town-wide basis, the proposed Project will experience 
corresponding service level changes as in the remainder of the Town. 

 
2.2 GENERAL ASSUMPTIONS 
 
Table A-1 shows general assumptions used in the fiscal study.  The fiscal analysis is reported 
in constant 2015 dollars. The annual inflation rate is assumed to be 3.0%, the annual 
property appreciation rate 4.0%, and the annual legislated property tax escalation rate is 
2.0% per California Proposition 13.  Town population and employment data is based on 
2014 State Department of Finance data and 2014 U.S. Census County Business Patterns and 
ZIP Code Patterns data. The Town currently maintains 154 miles of roads.  Revenue and 
expenditure multipliers are calculated on a per resident, per person served and per road 
mile basis. Persons served is defined as 100% of residents plus 50% of employees.1 
 

2.3 LAND USE ASSUMPTIONS 
 
Northlight owns 18 built units in Old Greenwood. The current land uses are 1/17th fractional 
uses for 6 detached cabins and 12 attached townhomes. Under the proposed land uses 

                                                 
1 A per capita multiplier is based on the assumption that only residents have an impact on services.  A per 
person served multiplier is used to take into account the assumption that businesses (and their 
employees) have an impact on many services, but at a lower level than residential development’s impact.  
The industry standard calculation is residents plus 50 percent of employees. 
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these units would all convert from fractional to whole ownership but otherwise have no 
other change. 
 
Northlight also owns four vacant parcels located at Villa Court (road constructed and 
accepted by the Town), Sutter’s Trail (road constructed but not accepted by the Town), 
Carson Range Court (road to be constructed) and Miner’s Trail (road to be constructed). 
Under the current land uses 8 whole ownership attached units can be built at Villa Court. 
There are no proposed changes to development of this parcel. 
 
Current approved land uses are 17 detached fractional townhomes at Sutter’s Trail and 47 
detached and attached fractional townhomes at Carson Range Court and Miner’s Trail for a 
total of 64 new fractional townhomes. The proposed land uses are 48 detached whole 
ownership units, with 16 detached units at Sutter’s Trail, 15 detached units at Carson Range 
Court, and 17 detached units at Miner’s Trail. 
 
Under the current approved land uses Northlight would have a total of 90 residential units 
at buildout of which 8 units would be whole ownership and the remaining units fractional. 
Under the proposed land uses the total number of residential units would be reduced to 74 
with no fractional ownership. Table 3 summarizes the changes in land use. 
 
Table 3 
Summary of Land Use – Northlight Properties at Old Greenwood 

Residential Unit Type

Current Land 

Uses

Proposed Land 

Uses

Full Ownership Dwelling Units Dwelling Units

Detached Units - Built 0 6

Detached Units - Unbuilt 0 48

Attached Units - Built 0 12

Attached Units - Unbuilt 8 8

Subtotal Full Ownership 8 74

Fractional Ownership

Detached Units - Built 6 0

Detached Units - Unbuilt 0 0

Attached Units - Built 12 0

Attached Units - Unbuilt 64 0

Subtotal Fractional Ownership 82 0

Total Northlight Units 90 74

Source: SCO Engineers. use  
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Table A-2 provides other land use assumptions that drive the results of the fiscal impact 
analysis. Average building square feet per unit was provided by Northlight. For both land 
use scenarios HEC used the GCG report assumption of 3.5 persons per household for 
attached units and 3.75 persons per unit for detached units. This approach is probably 
conservative for the proposed land use scenario which may have a higher proportion of 
permanent lived-in units with an average persons per household of 2.50 (the State 
Department of Finance’s estimate for the Town of Truckee as of January 1, 2014).   
 
To estimate the number of residents generated by each unit type HEC multiplied the 
number of units by persons per household and by average occupancy rates for each unit 
type. Average annual occupancy rates were derived from actual Old Greenwood occupancy 
data recorded by Tahoe Mountain Resorts Lodging over the past 3 years. As recorded for 
Old Greenwood, fractional units have a much higher occupancy rate (91% to 94%) than 
whole ownership units (27% to 42%). 
 
Population 
Total estimated population at buildout is 275 under current approved land uses using these 
assumptions and 104 under proposed land uses. 
 
Employment 
Full time equivalents refers to the number of full-time jobs generated by the newly 
developed Northlight properties at Old Greenwood. The number of jobs that may be 
generated by spending elsewhere in the Town is not estimated in the fiscal impact analysis. 
Based on interviews with management staff at Tahoe Mountain Resorts Lodging and the 
Tahoe Mountain Club about one full-time maintenance person is supported by 18 units. No 
other staffing is anticipated to be impacted by development of the new units. In total the 
current approved land uses are estimated to need 4 more maintenance crew and the 
proposed land uses 3 new maintenance persons. 
 
Assessed Value 
Estimated assessed value per unit type is based on current listings and sales prices for the 
past 3 years within Old Greenwood shown in Table D-1. Assessed value of whole ownership 
units is higher per building square foot than fractional units.  Whole ownership units are 
estimated to have assessed value of $370-$385 per building square foot and fractional 
ownership units are estimated to have assessed value of $170-$230 per building square 
foot. 
 
Development Schedule 
Northlight anticipates their properties to be completely built within a 2-year timeframe. 
With a construction start in 2015, all units would be complete in 2017. It is assumed in the 
fiscal model that the Villas are constructed in 2015, that Sutter’s Trail and Carson Range 
Court are constructed in 2016, and Miner’s Trail in 2017. Total new units, residents, 
employees, service population and road miles by year are estimated in Table A-3. A 
cumulative development schedule is shown in Table A-4. Note that although Sutter’s Trail 
has already been constructed, this road has not yet been accepted by the Town; therefore 
additional road miles includes Sutter’s Trail. 
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Section 3: REVENUE PROJECTIONS 
 
This fiscal impact analysis models those revenues affected by changes in land use for 
properties held by Northlight in Old Greenwood.  These revenues include both discretionary 
revenues (such as property taxes and sales taxes) and other revenues (such as franchises 
and animal licenses) anticipated to be affected by the proposed land use changes. 
 
Town Budget FY 2014-15 
The largest sources of revenue in the Town’s Fiscal Year 2014-15 budget are property tax 
(45%), sales taxes (16%), transient occupancy tax and gas tax (both 8%), and property tax in-
lieu of motor vehicle license fees (7%). Table B-1 shows the revenues that are used to fund 
adjusted net Town costs.  Adjusted net Town costs are defined as costs not funded directly 
by department fees, licenses and permits, service charges, and State and Federal program 
funding sources.  These are discussed in more detail in Section 4. 
 
The estimating procedure for each revenue source and the estimated revenue multipliers, 
when applicable, are also presented in Table B-1.  Property taxes, real property transfer 
taxes, transient occupancy taxes and sales taxes were projected using a case study 
approach.  Property tax in lieu of vehicle license fees and property tax in lieu of sales tax are 
also included in the case study estimates.  All other revenues were estimated either on a per 
capita or per person basis. 
 

3.1 PROPERTY TAX 
 
The amount of property taxes received by the Town and other affected jurisdictions from 
development of the Northlight properties is derived from the projected assessed value of 
the properties and each agency’s property tax allocation share of the 1 percent base 
property tax, less each agency’s property tax shift to the Educational Revenue 
Augmentation Fund (ERAF).  The total assessed valuation for Northlight properties is 
projected to be approximately $22.3 million in constant 2015 dollars at buildout under the 
current approved land use scenario and $83.9 million under the proposed land use scenario 
as shown in Table B-2. 
 
The estimates of assessed value are based on detailed calculations provided in Tables D-3 
through D-8. Helping to increase assessed value under the proposed land uses scenario is a 
greater turnover rate. When property is sold it is assessed the current market value, 
otherwise assessed value increases at a legislated rate of 2.0% per year. In addition, when 
the 18 built units turnover under the proposed land uses scenario they become whole 
ownership units. Whole ownership units are anticipated to sell for more than the sum of 
fractional unit ownership. New units are valued higher under the proposed land uses 
scenario than the current approved land use scenario which also drives higher assessed 
values. 
 
The Town’s share of property tax revenue is 13.6% (see Table D-9). A deduction of 6.64% 
percent is applied to reflect the reallocation of property taxes to the Education Revenue 
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Augmentation Fund (ERAF).  In addition to secured property taxes an estimate of unsecured 
property taxes was estimated by applying the Town-wide ratio of unsecured to secured 
property taxes. 
 
Together, secured and unsecured property tax are projected to increase about $29,000 per 
year under the current land use scenario at buildout, and $109,000 under the proposed land 
use scenario at buildout. 
 
Property Tax in Lieu of Motor Vehicle License Fees 
The State of California adjusted the method for sharing vehicle license fees with local 
jurisdictions in 2004.  While the actual amount of vehicle license fees decreased for each 
jurisdiction, the State back-filled those losses by sharing more of the property taxes with 
local jurisdictions than previously.  The property tax backfill was based on the lost revenues 
in the initial year and since then has been adjusted based on the proportionate increase in 
assessed values every year.   
 
Under the current approved land use scenario assessed value is estimated to increase 0.42% 
(assuming no other assessed value growth elsewhere in the Town) and will generate the 
same increased percentage in property tax in-lieu of vehicle license fee revenues.  By 
buildout it is estimated the Northlight properties will generate an additional $5,500 annually 
in in-lieu vehicle license fee revenues as shown in Table B-3. 
 
Table B-3 also shows projected property tax in-lieu of vehicle license fees under the 
proposed land uses scenario. Under this scenario assessed value is estimated to increase 
1.58%. By buildout it is estimated an additional $20,500 will be generated annually from the 
Northlight properties. 
 

3.2 REAL PROPERTY TRANSFER TAX 
 

The Town receives real property transfer tax at a rate of $0.55 per $1,000 of transferred 
value levied on the sale of real property.  Table B-4 estimates the real property transfer tax 
to the Town from Northlight properties in constant 2015 dollars.  Approximately $488 will 
be generated in annual real property transfer tax revenues at buildout under the current 
approved land uses and $4,921 under the proposed land uses. 
 

3.3 SALES AND USE TAX 
 
The Town receives sales tax revenues from several sources.  The following sales taxes are 
estimated using a case study approach: 
 
 Bradley-Burns Sales Tax (1.0-percent tax)—Based on Town taxable sales only; 

 Measure R Sales Tax (0.25-percent tax)— Approved by voters for trails funding; 

 Measure V Sales Tax (0.50-percent tax) – Approved by voters for streets maintenance 
funding; and 
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 County Sales Tax Pool – for non-point sales allocated with Nevada County (for example 
sales taxes collected from online purchases) 

Total estimated annual sales tax revenues are summarized in Table B-5.   

Under the current approved land use scenario, at buildout Northlight properties are 
estimated to generate $22,100 in sales tax revenues from in-town purchases, $3,900 from 
non-point purchases via the County pooled sales tax allocation, $5,500 in Measure R sales 
taxes, and $11,100 in Measure V sales taxes. Of the $22,100 shown generated in sales tax 
revenues from in-town purchases, 75 percent is “local” sales tax and 25 percent is property 
tax in lieu of sales tax.  Since July 2004 the State has collected this latter share of sales tax 
and allocated an equal dollar value back to local jurisdictions from ERAF property tax 
revenues. 

Under the proposed land uses scenario, at buildout Northlight properties are estimated to 
generate $23,400 in sales tax revenues from in-town purchases, $4,100 from non-point 
purchases via the County pooled sales tax allocation, $5,800 in Measure R sales taxes, and 
$11,700 in Measure V sales taxes. 

Detailed calculations of estimated taxable sales by land use scenario are provided in Table 
B-5a (current land use scenario) and Table B-5b (proposed land use scenario). Taxable sales 
are estimated to be generated from: 

 Visitors renting Old Greenwood units 

 Owners visiting their Old Greenwood units 

 Year-round Residents, and 

 Employees of Old Greenwood 

Visitor spending from owners and renters is calculated on a daily taxable spending per unit 
estimate. Daily taxable spending per unit is estimated at $231 for renters and $65 for 
owners. These daily estimates are based on data from Dean Runyan’s report prepared for 
the North Lake Tahoe Resort Association “The Economic Significance of Travel to the North 
Lake Tahoe Area”. Pertinent data from this report is shown in Table D-10. 

Taxable sales from year-round residents is calculated on an annual taxable sales per 
resident calculation shown in Table D-11. There are no year-round residents estimated in 
the current land use scenario.  

Annual taxable sales from employees is calculated assuming taxable spending of $10 per 
employee per day worked. 
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3.4 TRANSIENT OCCUPANCY TAX 
 
The Town collects Transient Occupancy Tax (TOT) from property owners that charge rental 
or lodging rates for stays less than 31 continuous nights. TOT is 10% of the amount of rent.  
 
Fractional units in Old Greenwood can be rented out only during the owner’s primary week. 
All of the fractional units are 1/17th ownership; therefore fractional units can be rented 17 
out of 52 weeks each year. From observation, Tahoe Mountain Resorts Lodging estimated 
that on average four out of seven of those nights are successfully rented resulting in 
average rental of fractional units at 6% of the year. 
 
Whole ownership units can be rented or leased as the owner desires. Based on data 
provided by Tahoe Mountain Resorts Lodging for whole ownership units that are rented in 
Old Greenwood (excluding ski leases which are not required to pay TOT), detached units are 
assumed to be rented 8% of the year, and townhomes 9% of the year. 
 
Average daily rates for townhomes and detached units are based on current data from 
Tahoe Mountain Resorts Lodging and are assumed to stay the same regardless whether the 
unit is fractional or whole ownership. As shown in Table B-6, TOT is projected to grow from 
approximately $32,500 in 2015 to $90,000 at buildout under current approved land uses 
and from approximately $40,300 to $155,200 at buildout under proposed land uses. TOT is 
greater under the proposed land use scenario because average daily rates are higher for 
whole ownership single family units and because units are anticipated to be rented more 
under whole ownership than fractional ownership.  

 
3.5 REVENUES PROJECTED BY MULTIPLIER METHOD 
 
Franchise revenues, motor vehicle license fees, animal licenses, animal shelter fees and 
charges, abandoned vehicle abatement and gas taxes were projected using multipliers. 
These revenue sources combined represent 22% of revenues from Northlight properties 
under current land uses but only 5% of revenues under proposed land uses.  
 
These revenues are greater under current approved land uses than proposed land uses 
because they are driven by the number of persons and employees which is greater under 
the current approved land use scenario than the proposed land use scenario. 

 
3.6 PROJECTED REVENUES 
 
Total projected revenues to the Town’s General Fund from the Project are shown in Tables 
B-7 and B-8. Total revenues are estimated at $192,500 under current approved land uses 
and $332,700 under proposed land uses. Revenues from Measure R and Measure V, sales 
taxes for Town maintained trails and roads respectively, are estimated to be about the same 
($5,500 for Measure R and $11,500 for Measure V) under current and proposed land uses.  
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The largest single source of revenue under the current land use scenario is TOT at 
approximately $89,900 per year (47% of all revenue) at buildout, followed by property tax at 
approximately $28,900 (15% of all revenues), and gas tax (14% of all revenues). The largest 
single source of revenue under the proposed land use scenario is also TOT at approximately 
$155,200 per year (47% of all revenue) at buildout, followed by property tax at $108,700 
(33% of all revenue). 
 
Figure 2 shows the five largest revenue sources from the Northlight properties under both 
scenarios. As the figure shows, property tax, TOT, and property tax in lieu of motor vehicle 
license fees is greater under the proposed land uses. Sales and use taxes are projected to be 
about the same. Gas taxes (multiplier method) are projected to be greater under the 
current approved land uses.  
  
Figure 2 
Major Revenue Sources by Scenario 
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Town Road Revenue Neutrality Requirement 
The Town will not accept roads for maintenance with public funds until the property tax 
revenue per road mile from the new development exceeds the estimated cost per road mile 
to maintain the road. There are 0.47 miles of road (Sutter’s Trail, Carson Range Court and 
Miner’s Trail combined) that Northlight properties will apply to the Town to accept for 
maintenance. Since the applicant has to pay a fee each time the road acceptance 
application is made it may behoove Northlight to wait and apply for acceptance of all three 
roads at one time.  
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Table 4 estimates that approximately $200,000 per year will have to be generated in 
property tax from the Project for the Town to accept all three roads. The estimate of 
property tax necessary is based on the City’s 2012 property tax requirement per road mile. 
Per the City’s engineering staff, 2012 is the last time the property tax requirement per road 
mile was calculated. 
 
The fiscal model projects that sufficient property tax will be generated within a year of 
building commencement for each of the three streets to be accepted by the Town. 
 
Table 4 
Annual Property Tax Needed for the Town to Accept Roads 
 

Property Tax Required in 2012 a $417,310 per road mile

Sutter's Trail, Carson Range Ct, Miner's Trail b 0.47           road miles

Total Property Tax Required in 2012 c = a*b $196,721

Estimate of Property Tax Required in 2015 $s d = c (rounded up) $200,000

2015 2016 2017

Estimated A.V. from New Units  [1] $6,613,810 $53,653,267 $80,827,108

Property Tax Revenue (1% of Assessed Value) $66,138 $536,533 $808,271

Source: Town of Truckee, SCO Engineers, and HEC. roads

[1] New Units located on Sutter's Trail, Carson Range Ct, and Miner's Trail.  
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SECTION 4: EXPENDITURE PROJECTIONS 

 
This section of the report describes the Town’s budgeted FY 2014–15 General Fund 
expenditures and the impact on expenditures resulting from the Northlight properties land 
use changes.  This fiscal impact analysis estimates annual recurring expenditures only; no 
capital expenditures are evaluated in this cost of service analysis. In addition, the fiscal 
impact analysis reflects existing levels of service.  Costs to service the Northlight properties 
will be greater than estimated in this study if higher levels of service are required. 
 
The Town will provide municipal services such as police, general government (town 
manager, town attorney and economic development for example), public works including 
streets maintenance and snow removal, community development and animal services.  
 
Town Budget 2014-15 
Table C-1 shows the FY 2014-15 budgeted costs by fund.  Total Town budgeted General 
Fund expenditures are $19.7 million. The largest expenditure is for Police, which represents 
28% of the General Fund expenditures for FY 2014-15. The next largest expenditure is for 
Streets (road maintenance and snow removal combined) at 24% of total expenditures.  
 
The net costs provided in this study were calculated by taking the Town’s net budgeted 
costs and adjusting for discretionary and non-discretionary revenues (offsets) that may be 
affected by the Northlight properties at Old Greenwood.  The calculations of adjusted net 
Town expenditures are shown in Table D-2. Revenue offsets (revenues that can be charged 
to a specific department to offset costs associated with that department) total $1.3 million, 
and remaining budgeted net expenditures are $16.1 million.  Of the expenditures 
anticipated to be affected by Northlight properties, Police represents 32% and Streets 30% 
of total net expenditures. 
 
Expenditures are estimated using a multiplier (or average cost) approach based on adjusted 
net Town expenditures.  To derive cost multipliers, Town services were determined to be 
affected either on a per resident or per persons served basis (defined as population plus 50 
percent of employees) for all expense functions except road maintenance, which was 
determined on a per mile basis.  A per persons served basis was used to estimate average 
costs for services including all general government, engineering, planning, code compliance, 
and police. A per resident basis was used to estimate facilities management and animal 
services costs. Road maintenance and snow removal costs were estimated using a per road 
mile multiplier. 
 
The estimating procedure and cost multipliers per resident, per person served, and per mile 
are shown in Table C-1 for current approved land uses and Table C-2 for proposed land 
uses.  For the current approved land uses a resort adjustment factor of 50% was applied to 
general government functions as it was in the GCG report. Many residents and tourists of 
the resort will not utilize the services provided by general government. For proposed land 
uses the resort adjustment factor was modified to 75% to reflect the potential for greater 
use of general government services by whole ownership unit holdings. 
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4.1 PROJECTED EXPENDITURES 
 
Table 5 below shows the difference in projected general government expenditures by 
scenario. Even though the multiplier is greater for general government under the proposed 
land uses scenario, total general government costs are lower than under the current 
approved land uses scenario because fewer people and employees are projected. Other 
expenditures costs are also lower because of fewer people and employees in the proposed 
land uses scenario. 
 
Table 5 
Comparison of General Fund Expenditures at Buildout by Scenario 

General Fund Expenditures Current Proposed

General Government

Town Council $615 0% $354 1%

Town Manager $1,930 1% $1,110 2%

Town Attorney $1,973 1% $1,135 2%

Town Clerk $3,241 2% $1,864 3%

Administrative Services $6,363 4% $3,660 5%

General Government $6,581 4% $3,785 5%

Economic Development $2,905 2% $1,671 2%

Subtotal General Government $23,608 16% $13,578 20%

All Other Expenditures $122,832 84% $56,021 80%

Total Expenditures $146,440 100% $69,600 100%

Source: HEC. exp comp

Land Uses

DRAFT

 
Note: due to rounding totals may not exactly add to numbers shown..  

 
Total expenditures at buildout are projected to be approximately $146,400 under current 
approved land uses and $69,600 under proposed land uses. 
 
As anticipated from the 2014-15 budget, police services make up the largest share of annual 
expenditures from the Northlight properties.  At buildout police services will account for 
approximately 47%, general government 16% and public works (including roads) 16% of 
total General Fund expenditures affected by the properties under the current approved land 
use scenario. Under the proposed land use scenario police services will account for 
approximately 38% of expenditures, general government 20% and public works 26% of 
annual expenditures. Table C-3 shows projected expenditures by year for the current land 
use scenario and Table C-4 shows the same for the proposed land use scenario. 
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SECTION 5: FISCAL MODEL CONCLUSIONS AND OTHER 

ECONOMIC IMPACTS 

 
This section of the report provides conclusions from the fiscal model and discussion of other 
economic impacts.   

 
5.1 FISCAL MODEL CONCLUSIONS 
 
The proposed land uses will generate greater revenue and fewer expenditures on an annual 
recurring basis than the current land uses. Shown on the following page in Table 6, current 
land uses are projected to generate a net fiscal impact of about $46,000 per year at 
buildout. Proposed land uses are projected to generate a net fiscal impact of about 
$263,000 per year at buildout (see Table 7).   
 
The improvement in net fiscal impact under the proposed land use scenario is attributed to 
the following: 
 

 Fewer residents and persons served 

 Higher assessed values per unit for whole ownership units than fractional units 

 Greater property turnover rates for whole ownership units than fractional units 

 More available room nights and higher average daily rates 
 
Sales and use taxes are projected to be unaffected by the change in land uses. Although 
there are fewer units under the proposed land use scenario, an estimated increase in unit 
rentals increases visitor spending. Visitor spending per day is greater by visitors renting 
properties than by owners who are visiting, or by permanent residents. Greater spending by 
visitors outweighs the loss of taxable sales from total number of units.  
 

5.2 CONSTRUCTION PERIOD IMPACTS  
 
During the construction period there are additional fiscal impacts that are not captured in 
the fiscal impact analysis. Construction has historically provided 25% to 35% of total sales 
taxes to the Town. Table E-1 estimates sales taxes from construction under the current and 
proposed land use scenarios. Construction generated sales taxes are one-time, non-
recurring sales taxes. Although the total number of units is reduced under the proposed 
land use scenario, total building square feet increases from approximately 104,000 square 
feet to 206,000 square feet. Correspondingly, sales taxes are estimated to be almost twice 
as much under the proposed land use scenario ($270,900 compared to $136,500 – or 
$134,400 more).  
 
Construction also generates jobs. HEC used previous economic studies prepared for the 
TDRPD and the Truckee Tahoe Airport District to estimate the number of jobs generated 
during the construction phase of the new units owned by Northlight at Old Greenwood. 
Based on these studies the current land use scenario would produce a total of 104 jobs. The 
proposed land use scenario would produce a total of 206 jobs. This is an increase of 102 jobs 
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compared to the current land use scenario (206 jobs less 104 jobs). Total number of jobs is 
driven by the total value of construction. Under the proposed land use scenario the value of 
construction is greater. Estimation of jobs during construction is detailed in Table E-2.  
 
Table 6 
Net Annual Town of Truckee General Fund Fiscal Impact – Current Land Uses  

Revenues and

Expenses 2015 2016 2017

Revenues

Property Tax $14,397 $25,732 $28,852

Sales & Use Taxes $4,208 $10,999 $16,626

Countywide Pooled Sales Tax $980 $2,563 $3,874

Sales Taxes In-Lieu (Property Tax) $1,403 $3,666 $5,542

Transient Lodging Tax $32,352 $63,815 $89,884

Franchises $3,347 $9,015 $13,711

Real Property Transfer Taxes $243 $435 $488

Property Tax In Lieu of MVL $2,720 $4,861 $5,451

Motor Vehicle License Fees $26 $70 $107

Animal Licenses $119 $317 $482

Animal Shelter Fees & Charges $51 $136 $206

Abandoned Vehicle Abatement $36 $97 $147

Gas Tax $6,686 $17,889 $27,172

Total Estimated Revenues $66,568 $139,596 $192,542

Expenses

General Government $5,764 $15,522 $23,608

Public Works $2,213 $16,003 $23,726

Facilities Management $3,990 $10,676 $16,216

Community Development $2,545 $6,853 $10,424

Public Safety $17,700 $47,650 $72,466

Total Estimated Expenses $32,212 $96,706 $146,440

Net General Fund Fiscal Impact [1] $34,356 $42,890 $46,102

Measure R Sales Tax $1,403 $3,666 $5,542

Measure V Sales Tax $2,805 $7,333 $11,084

Source: HEC summ

[1] Excludes Measure R and Measure V Sales Tax revenues.

Calendar Year Ending

 
Note: due to rounding totals may not exactly add to numbers shown..  
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Table 7 
Net Annual Town of Truckee General Fund Fiscal Impact – Proposed Land Uses  

Revenues and

Expenses 2015 2016 2017

Revenues

Property Tax $15,309 $76,124 $108,673

Sales & Use Taxes $5,641 $13,348 $17,574

Countywide Pooled Sales Tax $1,314 $3,110 $4,095

Sales Taxes In-Lieu (Property Tax) $1,880 $4,449 $5,858

Transient Lodging Tax $40,301 $114,494 $155,181

Franchises $1,424 $3,900 $5,257

Real Property Transfer Taxes $693 $3,447 $4,921

Property Tax In Lieu of MVL $2,892 $14,381 $20,530

Motor Vehicle License Fees $11 $30 $41

Animal Licenses $50 $135 $182

Animal Shelter Fees & Charges $21 $58 $78

Abandoned Vehicle Abatement $15 $42 $56

Gas Tax $2,820 $7,627 $10,263

Total Estimated Revenues $72,373 $241,146 $332,709

Expenses

General Government $3,679 $10,072 $13,578

Public Works $942 $12,621 $18,137

Facilities Management $1,683 $4,552 $6,125

Community Development $1,083 $2,965 $3,997

Public Safety $7,528 $20,597 $27,763

Total Estimated Expenses $14,915 $50,807 $69,600

Net General Fund Fiscal Impact [1] $57,458 $190,339 $263,109

Measure R Sales Tax $1,880 $4,449 $5,858

Measure V Sales Tax $3,761 $8,899 $11,716

Source: HEC summ

[1] Excludes Measure R and Measure V Sales Tax revenues.

Calendar Year Ending

 
Note: due to rounding totals may not exactly add to numbers shown..  
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5.3 OTHER ECONOMIC IMPACTS 
 
Town-wide Economic Impacts 
Spending and demand for services has economic impact Town-wide beyond fiscal impacts 
to the Town’s revenues and expenditures. The fiscal impact analysis shows that taxable 
spending is not anticipated to be greatly affected by the proposed changes in land use. 
Other spending, on recreation and professional services for example, is not quantified in the 
analysis.   
 
Although the total spending on goods and services may not differ greatly between land use 
scenarios, the total number of people at one time is greater under the current land use 
scenario. A larger number of people can help grow clusters of businesses. The 2009 Town of 
Truckee Economic Development Strategy documented targeted sectors of growth including 
health services, professional and business services, lifestyle services and environmental 
services. These businesses not only grow and prosper from spending but also from volume 
of service provided. 
 
The first of the Town’s economic development element’s guiding principles is to “build upon 
the Town’s existing assets to diversify and strengthen the local economy in ways that are 
appropriate and responsive to Truckee’s context and natural environment”. The fifth 
guiding principle is to “promote and enhance the Town’s role as a year-round tourist 
destination”. Whether whole ownership or fractional, the Northlight properties units will 
remain part of a resort that sees peak occupancy during winter and summer months and 
lower occupancy during the spring and fall shoulder months between the peak visitor 
seasons. A reduced number of units at Old Greenwood would reduce total number of 
people during the peak visitation months. The number of jobs Town-wide could be fewer 
under the proposed land use scenario than the current land use scenario; however, 
seasonality of jobs supported by the Northlight properties may be more even under the 
proposed land use scenario with more permanent residences in the neighborhood. 
 
Fiscal Impacts to TFPD and TDRPD 
 
Truckee Fire Protection District 
The GCG report stated that the Fire District’s Marshall estimated expenses to Old 
Greenwood development to be negligible. No additional annual costs from development of 
Old Greenwood were projected. Revenues were anticipated to increase by the District’s 
share of additional property tax revenue. Given that this fiscal analysis estimates property 
taxes from Northlight properties to be almost four times greater under the proposed land 
uses than the current land uses, the net fiscal impact to the TFPD should be positive even if 
there were small cost increases associated with the changed land uses.  
 
Development impact fees from the Project would be almost twice as much under proposed 
land uses than current approved land uses as total square feet is projected to almost double 
despite a reduction in total number of residential units. The TFPD charges development 
impact fees per building square foot. Impact fees pay for capital equipment needs 
generated by growth. These are one-time, non-recurring revenues. 
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E-1 
Truckee Donner Recreation and Parks District 
The GCG report projected a buildout revenue to expenses ratio of 4.4 for the TDRPD.  
Additional expenses to the TDRPD were calculated on a per person served basis. This report 
finds that the proposed land uses are expected to generate less persons served at buildout 
(104) than under the current approved land uses (275). Property taxes are projected to be 
almost four times greater under the proposed land uses. With greater revenues and fewer 
expenses than anticipated in the GCG report, this report finds that the proposed land uses 
will have an even greater positive fiscal impact on the TDRPD than the approved land uses. 
 
Development impact fees from the Project would also be nearly twice as much under 
proposed land uses than current approved land uses for the TDRPD; however, Quimby In-
Lieu Fees would be approximately 18% less because Quimby fees are charged per unit 
rather than per square foot. Both the development impact fees and Quimby fees are one-
time, non-recurring revenues. 
 
Truckee Donner Land Trust and Tahoe Mountain Resorts Environmental Fund 
There are two local 501c3 non-profits that receive revenues from transfer fees paid upon 
sale and resale of property in Old Greenwood. Transfer fees of 0.25% are collected for both 
the Truckee Donner Land Trust (TDLT) and Tahoe Mountain Resorts Environmental Fund 
(TMREF). The TDLT fees are used to (per the TDLT’s Mission Statement) “preserve and 
protect important recreational, scenic and historic open spaces in the Truckee Donner 
area”. The TMREF fees are used to provide educational opportunities to local schools with 
respect to environmental and conservation matters, provide funding and other volunteer 
resources to projects to maintain and improve the quality of local wetlands, open space and 
stream areas, to promote habitat preservation and the preservation and enhancement of 
native vegetation and environmentally sensitive areas in the greater Truckee and North 
Lake Tahoe area. 
 
It is anticipated that both the TDLT and TMREF and the endeavors they support would 
benefit from the proposed land use changes because total revenues received by each non-
profit organization would increase due to 1) a higher property turnover rate, and 2) greater 
property value.  
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Table A‐1

Old Greenwood Economic Impact Assessment

General Assumptions

Item Assumption

General Assumptions

Base Fiscal Year FY 2014‐15

Constant Dollars for Analysis 2015

Annual Inflation Rate 3.00%

Annual Property Appreciation Rate 4.00%

Annual Legislated Property Tax Escalation 2.00%

Demographic Characteristics

Town of Truckee Estimates

Resident Population ‐ Jan 1, 2014 15,980

Employees ‐ Jan 1, 2014 9,730

Service Population   [1] 20,845

Road Miles 154

Source: California Department of Finance, HEC, assumps

        Town of Truckee and U.S. Census County Business Patterns 

              and ZIP Code Patterns.

[1] Residents plus 50% of employees.

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table A‐2

Old Greenwood Economic Impact Assessment

Land Use Assumptions

Land Use

Dwelling 

Units

Average 

Sq. Ft. per 

Unit

Persons 

per 

Household

Weighted 

Average 

Percent 

Occupancy

Estimated 

Population

FTEs per 

Household

Estimated 

FTE Jobs

Estimated 

Assessed 

Value per 

Sq. Ft.

Estimated 

Assessed Value 

per Unit

[1] [2] [3] [4] [5]

Current Land Uses

Undeveloped

New Fractional Townhomes 64 1,400 3.50 93% 207 0.06 3.6 $185 $259,000

New Whole Ownership Townhomes (Villas) 8 1,800 3.50 27% 8 0.06 0.4 $370 $666,000

Developed

Fractional Townhomes (2‐bedroom) 4 1,230 3.50 91% 13 0.0 $185 $227,550

Fractional Townhomes (3‐bedroom) 8 1,800 3.50 94% 26 0.0 $170 $306,000

Fractional Cabins 6 2,400 3.75 93% 21 0.0 $230 $552,000

Total Approved Northlight‐Owned Properties 90 275 4.0

Proposed Land Uses

Undeveloped

New Whole Ownership Single Family  48 4,000 3.75 42% 75 0.06 2.7 $385 $1,540,000

New Whole Ownership Townhomes (Villas) 8 1,800 3.50 27% 8 0.06 0.4 $370 $666,000

Developed

Whole Ownership Townhomes (2‐bedroom) 4 1,230 3.50 27% 4 0.0 $370 $455,100

Whole Ownership Townhomes (3‐bedroom) 8 1,800 3.50 27% 8 0.0 $370 $666,000

Whole Ownership Cabins 6 2,400 3.75 42% 9 0.0 $385 $924,000

Total Proposed Northlight‐Owned Properties 74 104 3.1

Source: Northlight Old Greenwood Acquisition LLC, Jeff Brown Tahoe Mountain Resorts Real Estate, and HEC. land assumps

[1] Persons per unit from Goodwin Consulting Group 'Fiscal Impact Report for Old Greenwood Planned Development', March 4, 2002. 

      The current Town‐wide persons per unit is 2.50 as reported by the California Department of Finance Jan 1, 2014.

[2] Occupancy data based on actual usage for the past 2 years (see below). For fractional units, occupancy is average for the past 3 years excluding the Northlight properties.

SF Whole Ownership units nights lived in rented vacant used % weight % time rented weight

Full Time residents 12       365      365     ‐            100% 12                     0% ‐                   

Part‐time residents (lived in 6 weeks & 12 weekends) 37       365      66       299           18% 7                       0% ‐                   

part‐time residents (rented) 15       365      66       131          169           54% 8                       36% 5                       
42% 8%

Villas Whole Ownership

Full Time residents ‐      365      365     ‐            100% ‐                   0% ‐                   

Part‐time residents (lived in 6 weeks & 12 weekends) 10       365      66       299           18% 2                       0% ‐                   

part‐time residents (rented) 5          365      66       101          198           46% 2                       28% 1                       

27% 9%

[3] Population calculated as units multiplied by persons per unit multiplied by occupancy.

[4] The only staffing that is estimated to be impacted with new unit development is maintenance of fractional or rental units through the Tahoe Mountain Resorts

      Lodging program. The ratio of maintenance staff is approximately one person per 18 units. 

      No other staffing impacts in Old Greenwood are anticipated (based on interviews with staff at Tahoe Mountain Club).

[5] Uses MLS sales prices and asking prices for the past 3 years for Old Greenwood. See Table D‐1.

2015 $'s for a New/Sold Unit

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table A‐3

Old Greenwood Economic Impact Assessment

Annual Development and Service Population Estimates

Land Use 2015 2016 2017

Undeveloped

New Fractional Townhomes 0 35 29

New Whole Ownership Townhomes (Villas) 8 0 0

Developed

Fractional Townhomes (2‐bedroom) 4 0 0

Fractional Townhomes (3‐bedroom) 8 0 0

Fractional Cabins 6 0 0

Total Approved Northlight‐Owned Properties 26 35 29

New Residents 68 113 94

New Employees 0 2 2

Service Population 68 115 95

Road Miles 0.00 0.32 0.15

Undeveloped

New Whole Ownership Single Family  0 31 17

New Whole Ownership Townhomes (Villas) 8 0 0

Developed

Whole Ownership Townhomes (2‐bedroom) 4 0 0

Whole Ownership Townhomes (3‐bedroom) 8 0 0

Whole Ownership Cabins 6 0 0

Total Proposed Northlight‐Owned Properties 26 31 17

New Residents 29 49 27

New Employees 0 2 1

Service Population 29 50 28

Road Miles 0.00 0.32 0.15

Source: Northlight Old Greenwood Acquisition LLC and HEC. absorp

[1] Assumed development is 8 units at Villa Ct in 2015, 35 fractional detached units in 2016, 

      and 29 fractional attached units in 2017.

[2] Assumed development is 8 units at Villa Ct in 2015, 15 units at Carson Range Ct in 2016, 

      16 units at Sutter's Ct in 2016, and 17 units at Miner's Trail in 2017.

Fiscal Year Ending

CURRENT LAND USES [1]

PROPOSED LAND USES [2]

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table A‐4

Old Greenwood Economic Impact Assessment

Cumulative Development and Service Population Estimates

Land Use 2015 2016 2017

Undeveloped

New Fractional Townhomes 0 35 64

New Whole Ownership Townhomes (Villas) 8 8 8

Developed

Fractional Townhomes (2‐bedroom) 4 4 4

Fractional Townhomes (3‐bedroom) 8 8 8

Fractional Cabins 6 6 6

Total Approved Northlight‐Owned Properties 26 61 90

New Residents 68 181 275

New Employees 0 2 4

Service Population 68 183 279

Road Miles 0.00 0.32 0.47

Undeveloped

New Whole Ownership Single Family  0 31 48

New Whole Ownership Townhomes (Villas) 8 8 8

Developed

Whole Ownership Townhomes (2‐bedroom) 4 4 4

Whole Ownership Townhomes (3‐bedroom) 8 8 8

Whole Ownership Cabins 6 6 6

Total Proposed Northlight‐Owned Properties 26 57 74

New Residents 29 77 104

New Employees 0 2 3

Service Population 29 79 107

Road Miles 0.00 0.32 0.47

Source: Northlight Old Greenwood Acquisition LLC and HEC. cum absorp

[1] Assumed development is 8 units at Villa Ct in 2015, 35 fractional detached units in 2016, 

      and 29 fractional attached units in 2017.

[2] Assumed development is 8 units at Villa Ct in 2015, 15 units at Carson Range Ct in 2016, 

      16 units at Sutter's Ct in 2016, and 17 units at Miner's Trail in 2017.

PROPOSED LAND USES [2]

Fiscal Year Ending

CURRENT LAND USES [1]
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Table B‐1

Old Greenwood Economic Impact Assessment

Revenue‐Estimating Methodologies Based on Town of Truckee Fiscal Year 2014‐15 Budget

Revenues

Projection 

Methodology

Case Study 

Table

Percent 

of 

Budget

FY 2014‐15 

Budgeted 

Revenues

Population or 

Persons Served

Calculated 

Revenue 

Multiplier

[1]

GENERAL FUND

General Government

Property Tax Case Study Table B‐2 45% $8,842,072

RPTTF ‐ RDA SA Residual Not Affected 0% $75,000

Sales & Use Taxes Case Study Table B‐5 12% $2,415,677

Sales Taxes In‐Lieu (Property Tax) Case Study Table B‐5 4% $855,323

Transient Lodging Tax Case Study Table B‐6 8% $1,650,000

Franchises Persons Served 5% $1,025,000 20,845 $49.17

Real Property Transfer Taxes Case Study Table B‐4 1% $200,000

Property Tax In Lieu of MVL Case Study Table B‐3 7% $1,300,000

Motor Vehicle License Fees Persons Served 0% $8,000 20,845 $0.38

TTUSD ‐ SRO Reimbursement Not Affected 0% $35,654

Homeowner's Property Tax Relief Not Affected 0% $95,000

Pass Throughs and Grants Not Affected 0% $67,220

Intergovernmental Not Affected 0% $34,720

Animal Licenses Capita 0% $28,000 15,980 $1.75

Animal Shelter Fees & Charges Capita 0% $12,000 15,980 $0.75

Abandoned Vehicle Abatement Persons Served 0% $11,000 20,845 $0.53

Interest Income Not Affected 0% $68,229

Lease Revenues Not Affected 1% $215,600

Court Fines Cost Offset 1% $230,000

Special Police Services Cost Offset 0% $60,000

POST Reimbursement Not Affected 0% $15,000

Watercraft Invasive Species Inspections Cost Offset 0% $25,000

AB1600 Traffic Impact Fees Cost Offset 0% $15,000

Engineering ‐ Plan Check Cost Offset 0% $33,700

Capital Labor Charge Cost Offset 1% $250,000

Donner Lake Snow Removal Cost Offset 0% $25,000

Public Works Service Charges Cost Offset 0% $10,000

Channel 6 Subscriber Contribution Cost Offset 0% $32,000

Miscellaneous Revenues Cost Offset 0% $2,500

Sales of Equipment/Property Cost Offset 0% $40,000

Gas Tax Capita 8% $1,579,893 15,980 $98.87

Planning Activity Cost Offset 0% $94,000

Subtotal Revenue 98% $19,350,588

Interfund Transfers Not Affected 2% $385,642

TOTAL GENERAL FUND 100% $19,736,230

Measure R Sales Tax   [2] Case Study Table B‐5 $0

Measure V Sales Tax Case Study Table B‐5 $1,843,000

Source: Town of Truckee Budget FY 2014‐15, and HEC. rev mult

[1] For cost offset detail see Table D‐2. Certain revenues are not affected by the project.

[2] Measure R approved by voters June 2014 therefore no revenue is included in the fiscal year 2014‐15 budget.
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Table B‐2

Old Greenwood Economic Impact Assessment

Estimated Cumulative Property Tax

Item 2015 2016 2017

CURRENT LAND USES

1‐Percent Property Tax 

Total Assessed Value of Project [1] $11,111,243 $19,859,554 $22,268,074

Property Tax Revenue (1% of Assessed Value) 1.00% $111,112 $198,596 $222,681

Estimated Property Tax Allocation [2]

Town of Truckee General Fund 13.60% $15,114 $27,013 $30,289

less ERAF shift 6.64% $1,004 $1,795 $2,012

Net Town of Truckee Secured Property Tax $14,109 $25,218 $28,277

Estimated Unsecured Property Tax  [3] 2.04% $287 $513 $576

Estimated Total Property Tax $14,397 $25,732 $28,852

PROPOSED LAND USES

1‐Percent Property Tax 

Total Assessed Value of Project [1] $11,815,361 $58,752,263 $83,873,184

Property Tax Revenue (1% of Assessed Value) 1.00% $118,154 $587,523 $838,732

Estimated Property Tax Allocation [2]

Town of Truckee General Fund 13.60% $16,071 $79,915 $114,084

less ERAF shift 6.64% $1,068 $5,310 $7,580

Net Town of Truckee Secured Property Tax $15,003 $74,605 $106,505

Estimated Unsecured Property Tax  [3] 2.04% $305 $1,519 $2,168

Estimated Total Property Tax $15,309 $76,124 $108,673

Source: Nevada County Auditor‐Controller, HEC. prop tax

[1]  For calculation of the Project's assessed value by development phase, refer to Tables D‐3 through D‐8.

[2]  For assumptions and calculation of the estimated property tax allocation, refer to Table D‐9.

[3]  Calculated as the same percentage ratio of unsecured to secured property tax as the Town in FY 2014‐15 budget:

Secured Property Tax ‐ Current Year $8,628,891

Unsecured Property Tax ‐ Current Year $175,681

Unsecured as % of Secured Property Tax 2.04%

Calendar Year EndingAssumptions/

Source
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Table B‐3

Old Greenwood Economic Impact Assessment

Estimated Property Tax In‐Lieu of Motor Vehicle Fee Revenues (2015$)

Assessed Value & Property Tax Formula 2015 2016 2017

Townwide Assessed Value FY 14‐15  [1] a $5,310,995,237 $5,310,995,237 $5,310,995,237

CURRENT LAND USES

Assessed Value of Project b $11,111,243 $19,859,554 $22,268,074

Total Assessed Value c = a+b $5,322,106,480 $5,330,854,791 $5,333,263,311

Percent Change in AV d = b/a 0.21% 0.37% 0.42%

Property Tax In‐Lieu of VLF [2] $1,300,000 e = d * $1,300,000 $2,720 $4,861 $5,451

PROPOSED LAND USES

Assessed Value of Project b $11,815,361 $58,752,263 $83,873,184

Total Assessed Value c = a+b $11,818,081 $58,757,124 $83,878,635

Percent Change in AV d = b/a 0.22% 1.11% 1.58%

Property Tax In‐Lieu of VLF [2] $1,300,000 e = d * $1,300,000 $2,892 $14,381 $20,530

Source: Town of Truckee FY 2014‐15 Budget; Nevada County Auditor‐Controller; HEC. vehicle

[1]  Includes secured, unsecured, and public utility rolls.

Cumulative Fiscal Impact (2015$)

[2]  Property tax in‐lieu of VLF amount from the Town of Truckee FY 2014‐15 Budget.  See Table B‐1.

Calendar Year Ending
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Table B‐4

Old Greenwood Economic Impact Assessment

Estimated Real Property Transfer Tax

Land Use Calculations 2015 2016 2017

CURRENT LAND USES

Estimated Assessed Value $11,111,243 $19,859,554 $22,268,074

Property Turnover Rate 4% 4% 4%

Property Tax Transfer Rate per $1,000 $0.55 $0.55 $0.55

Estimated Transfer Tax Revenue $243 $435 $488

PROPOSED LAND USES

Estimated Assessed Value $11,815,361 $58,752,263 $83,873,184

Property Turnover Rate 11% 11% 11%

Property Tax Transfer Rate per $1,000 $0.55 $0.55 $0.55

Estimated Transfer Tax Revenue $693 $3,447 $4,921

Source: HEC transfer tax

Calendar Year Ending

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table B‐5

Old Greenwood Economic Impact Assessment

Estimated Sales Tax Revenues

Sales Tax Item Assumption 2015 2016 2017

CURRENT LAND USES

Estimated Taxable Sales $561,029 $1,466,552 $2,216,841

Estimated Sales Taxes

Bradley Burns Local Sales Tax Rate 1.00% $5,610 $14,666 $22,168

Less Property Tax in Lieu of Sales Tax Rate [1] ‐0.25% $1,403 $3,666 $5,542

Total Sales Tax Revenue 0.75% $4,208 $10,999 $16,626

Annual Property Tax in Lieu of Sales Tax Revenue [1] 0.25% $1,403 $3,666 $5,542

County Sales Tax Pool [2] 17.48% $980 $2,563 $3,874

Measure R 0.25% $1,403 $3,666 $5,542

Measure V 0.50% $2,805 $7,333 $11,084

PROPOSED LAND USES

Estimated Taxable Sales $752,184 $1,779,720 $2,343,208

Estimated Sales Taxes

Bradley Burns Local Sales Tax Rate 1.00% $7,522 $17,797 $23,432

Less Property Tax in Lieu of Sales Tax Rate [1] ‐0.25% $1,880 $4,449 $5,858

Total Sales Tax Revenue 0.75% $5,641 $13,348 $17,574

Annual Property Tax in Lieu of Sales Tax Revenue [1] 0.25% $1,880 $4,449 $5,858

County Sales Tax Pool [2] 17.48% $1,314 $3,110 $4,095

Measure R 0.25% $1,880 $4,449 $5,858

Measure V 0.50% $3,761 $8,899 $11,716

Source: California Board of Equalization. proj sales

[1]  Per Senate Bill 1096 (amended by Assembly Bill 2115) which states 1/4 of the 1% sales tax 

       revenue will be exchanged for an equal dollar amount of property tax revenue.

[2] Calculated as a percentage of the Town's FY 2014‐15 total: $3,271,000 total sales tax

$571,627 Town's share of pooled sales tax

Cumulative Sales Tax (2015$s)
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Table B‐5a

Old Greenwood Economic Impact Assessment

Estimated Taxable Sales from New Residential Units (2015$) Current Land Uses

Annual Taxable Sales Assumption 2015 2016 2017

Taxable Sales from Visitors Renting

Average Daily Taxable Spending per Unit [1] $231  

Days Occupied per Villa (whole ownership) 34

Days Occupied per Fractional Unit 23

Cumulative Number of Villas [2] 8 8 8

Cumulative Number of Fractional Units 18 53 82

Total Taxable Sales from Visitors Renting $155,911 $337,992 $488,859

Annual Taxable Sales from Owners

Average Daily Taxable Spending per Unit [1] $65  

Days Occupied by Owner per Villa 66

Days Occupied by Owner per Fractional Unit 315

Cumulative Number of Villas [2] 8 8 8

Cumulative Number of Fractional Units 18 53 82

Total Taxable Sales from Owners $404,043 $1,122,778 $1,718,302

Annual Taxable Sales from Employees

Average Daily Taxable Sales per Employee $10  

Working Days per Year 242

Estimated Cumulative Number of Employees 0 2 4

Total Taxable Sales from Employees  $1,076 $5,781 $9,680

TOTAL ESTIMATED TAXABLE SALES $561,029 $1,466,552 $2,216,841

Source: U.S. Bureau of Labor Statistics, HEC. sales1

[1] See Table D‐10 for calculation.

[2] Assumes no year‐round residents in the Villa townhomes (whole‐ownership).

Cumulative Taxable Sales by Year (2015$)
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Table B‐5b

Old Greenwood Economic Impact Assessment

Estimated Taxable Sales from New Residential Units (2015$) Proposed Land Uses

Annual Taxable Sales Assumption 2015 2016 2017

Taxable Sales from Year‐Round Resident Households

Estimated Annual Taxable Sales per Resident [1] $7,245  

Cumulative Number of Units [2] 1 7 11

Persons per Unit [3] 3.75

Cumulative Number of Residents 5 28 41

Estimated Taxable Sales from Resident Households $32,605 $201,062 $293,442

Taxable Sales from Visitors Renting

Average Daily Taxable Spending per Unit [4] $231  

Days Occupied per Detached Unit 131

Cumulative Number of Detached Units 5 30 43

Days Occupied per Attached Unit 101

Cumulative Number of Attached Units 20 20 20

Total Taxable Sales from Visitors Renting $611,841 $1,360,087 $1,770,416

Taxable Sales from Owners 

Average Daily Taxable Spending per Unit [4] $65  

Days Occupied per Detached Unit 66

Cumulative Number of Detached Units 5 30 43

Days Occupied per Attached Unit 66

Cumulative Number of Attached Units 20 20 20

Total Taxable Sales from Owners  $106,664 $213,327 $271,820

Annual Taxable Sales from Employees

Average Daily Taxable Sales per Employee $10  

Working Days per Year 242

Estimated Cumulative Number of Employees 0 2 3

Total Taxable Sales from Employees $1,076 $5,243 $7,529

TOTAL ESTIMATED TAXABLE SALES $752,184 $1,779,720 $2,343,208

Source: U.S. Bureau of Labor Statistics, HEC. sales2

[1] See Table D‐11 for calculation.

[2] Assumes that 20% of the new whole ownship homes and existing cabins are lived in year‐round.

[3] The resort persons per unit factor may be high. The Town‐wide average for all unit types was 2.50 in 

      January 2014, per the California Department of Finance.

[4] See Table D‐10 for calculation.

Cumulative Taxable Sales by Year (2015$)
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Table B‐6

Old Greenwood Economic Impact Assessment

Estimated Transient Occupancy Tax

Land Use 2015 2016 2017

[1] [2] [3]

Undeveloped

New Fractional Townhomes 6% $400 $0 $31,463 $57,532

New Whole Ownership Townhomes (Villas) 9% $533 $14,355 $14,355 $14,355

Developed

Fractional Townhomes (2‐bedroom) 6% $395 $3,555 $3,555 $3,555

Fractional Townhomes (3‐bedroom) 6% $404 $7,273 $7,273 $7,273

Fractional Cabins 6% $531 $7,169 $7,169 $7,169

Total Approved Northlight‐Owned Properties $32,352 $63,815 $89,884

Undeveloped

New Whole Ownership Single Family  8% $783 $0 $74,194 $114,881

New Whole Ownership Townhomes (Villas) 9% $533 $14,355 $14,355 $14,355

Developed

Whole Ownership Townhomes (2‐bedroom) 9% $395 $5,319 $5,319 $5,319

Whole Ownership Townhomes (3‐bedroom) 9% $404 $10,881 $10,881 $10,881

Whole Ownership Cabins 8% $531 $9,745 $9,745 $9,745

Total Proposed Northlight‐Owned Properties $40,301 $114,494 $155,181

Source: Northlight Old Greenwood Acquisition LLC, Tahoe Mountain Resorts Lodging, Town of Truckee  tot

              Municipal Code Chapter 3.24, and HEC.

[1] For fractional units ‐ these can only be rented 17 out of 52 weeks per year. About one‐third of these weeks are made

     available for rental and about 4 out of 7 days of the week are rented. 

     For whole ownership rates, see calculations in footnote [2] of Table A‐2.

[2] Uses actual data from Old Greenwood from 2013 and 2014.

[3] Assumptions in the transient occupancy tax calculation: Days Per Year 365

Transient Lodging Tax 10%

Calendar Year EndingAverage 

Daily Rate

% of Year 

Rented

CURRENT LAND USES

PROPOSED LAND USES
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Table B‐7

Old Greenwood Economic Impact Assessment

Estimated Cumulative Project Revenues (2015$) Current Land Uses

Revenue Items 2015 2016 2017

General Fund

Property Tax Case Study $14,397 $25,732 $28,852

Sales & Use Taxes Case Study $4,208 $10,999 $16,626

Countywide Pooled Sales Tax Case Study $980 $2,563 $3,874

Sales Taxes In‐Lieu (Property Tax) Case Study $1,403 $3,666 $5,542

Transient Lodging Tax Case Study $32,352 $63,815 $89,884

Franchises Persons Served $3,347 $9,015 $13,711

Real Property Transfer Taxes Case Study $243 $435 $488

Property Tax In Lieu of MVL Case Study $2,720 $4,861 $5,451

Motor Vehicle License Fees Persons Served $26 $70 $107

Animal Licenses Capita $119 $317 $482

Animal Shelter Fees & Charges Capita $51 $136 $206

Abandoned Vehicle Abatement Persons Served $36 $97 $147

Gas Tax Capita $6,686 $17,889 $27,172

Total Estimated General Fund Revenue $66,568 $139,596 $192,542

Measure R Sales Tax Case Study $1,403 $3,666 $5,542

Measure V Sales Tax Case Study $2,805 $7,333 $11,084

Source: Town of Truckee Budget FY 2014‐15, and HEC. proj revs

Calendar Year Ending
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Table B‐8

Old Greenwood Economic Impact Assessment

Estimated Cumulative Project Revenues (2015$) Proposed Land Uses

Revenue Items 2015 2016 2017

General Fund

Property Tax Case Study $15,309 $76,124 $108,673

Sales & Use Taxes Case Study $5,641 $13,348 $17,574

Countywide Pooled Sales Tax Case Study $1,314 $3,110 $4,095

Sales Taxes In‐Lieu (Property Tax) Case Study $1,880 $4,449 $5,858

Transient Lodging Tax Case Study $40,301 $114,494 $155,181

Franchises Persons Served $1,424 $3,900 $5,257

Real Property Transfer Taxes Case Study $693 $3,447 $4,921

Property Tax In Lieu of MVL Case Study $2,892 $14,381 $20,530

Motor Vehicle License Fees Persons Served $11 $30 $41

Animal Licenses Capita $50 $135 $182

Animal Shelter Fees & Charges Capita $21 $58 $78

Abandoned Vehicle Abatement Persons Served $15 $42 $56

Gas Tax Capita $2,820 $7,627 $10,263

Total Estimated General Fund Revenue $72,373 $241,146 $332,709

Measure R Sales Tax Case Study $1,880 $4,449 $5,858

Measure V Sales Tax Case Study $3,761 $8,899 $11,716

Source: Town of Truckee Budget FY 2014‐15, and HEC. proj revs

Calendar Year Ending
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Table C‐1

Old Greenwood Economic Impact Assessment Current Land Uses

General Fund Expense Projection Methodologies and Assumptions  Based on Town of Truckee Fiscal Year 2014‐15 Budget

Fund and Item

Projection 

Methodology

Percent 

of 

Budget

FY 2014‐15 

Budgeted 

Expenditures

less Offsetting 

Revenues

FY 2014‐15 Net 

Budgeted 

Expenditures

Population 

or Persons 

Served

Calculated 

Expense 

Multiplier

Resort 

Adjustment 

Factor

Adjusted 

Expense 

Multiplier

[1]

General Government

Town Council Persons Served 0% $91,975 $0 $91,975 20,845 $4.41 50% $2.21

Town Manager Persons Served 1% $288,513 $0 $288,513 20,845 $13.84 50% $6.92

Town Attorney Persons Served 1% $295,016 $0 $295,016 20,845 $14.15 50% $7.08

Town Clerk Persons Served 2% $484,604 $0 $484,604 20,845 $23.25 50% $11.62

Administrative Services Persons Served 5% $1,019,565 $68,229 $951,336 20,845 $45.64 50% $22.82

General Government Persons Served 5% $1,063,519 $79,500 $984,019 20,845 $47.21 50% $23.60

Economic Development Persons Served 2% $488,089 $53,720 $434,369 20,845 $20.84 50% $10.42

Public Works

Engineering Persons Served 5% $1,006,088 $328,420 $677,668 20,845 $32.51 100% $32.51

Road Maintenance Road Mile 10% $2,014,575 $10,000 $2,004,575 154 $13,016.72 100% $13,016.72

Snow Removal Road Mile 14% $2,810,025 $25,000 $2,785,025 154 $18,084.58 100% $18,084.58

Facilities Management

All Expenses Resident 6% $1,158,480 $215,600 $942,880 15,980 $59.00 100% $59.00

Community Development

Planning Persons Served 4% $798,874 $90,000 $708,874 20,845 $34.01 100% $34.01

Code Compliance Persons Served 0% $74,374 $4,000 $70,374 20,845 $3.38 100% $3.38

Public Safety

Police Persons Served 28% $5,491,222 $375,654 $5,115,568 20,845 $245.41 100% $245.41

Animal Services Resident 1% $289,320 $54,500 $234,820 15,980 $14.69 100% $14.69

GENERAL FUND OPERATING EXPENDITURES [2] 88% $17,374,239 $1,304,623 $16,069,616

Debt Service 4% $728,167

Capital Outlay 6% $1,181,435

Unassigned Reserves 2% $452,389

TOTAL GENERAL FUND EXPENDITURES 100% $19,736,230

Source: Town of Truckee FY 2014‐15 budget, HEC. exp mult

[1] For cost offset detail see Table D‐2. 

[2] Excludes debt service, capital expenditures and unassigned reserves which are unaffected by the Project.
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Table C‐2

Old Greenwood Economic Impact Assessment Proposed Land Uses

General Fund Expense Projection Methodologies and Assumptions  Based on Town of Truckee Fiscal Year 2014‐15 Budget

Fund and Item

Projection 

Methodology

Percent 

of 

Budget

FY 2014‐15 

Budgeted 

Expenditures

less Offsetting 

Revenues

FY 2014‐15 Net 

Budgeted 

Expenditures

Population 

or Persons 

Served

Calculated 

Expense 

Multiplier

Resort 

Adjustment 

Factor

Adjusted 

Expense 

Multiplier

[1]

General Government

Town Council Persons Served 0% $91,975 $0 $91,975 20,845 $4.41 75% $3.31

Town Manager Persons Served 1% $288,513 $0 $288,513 20,845 $13.84 75% $10.38

Town Attorney Persons Served 1% $295,016 $0 $295,016 20,845 $14.15 75% $10.61

Town Clerk Persons Served 2% $484,604 $0 $484,604 20,845 $23.25 75% $17.44

Administrative Services Persons Served 5% $1,019,565 $68,229 $951,336 20,845 $45.64 75% $34.23

General Government Persons Served 5% $1,063,519 $79,500 $984,019 20,845 $47.21 75% $35.40

Economic Development Persons Served 2% $488,089 $53,720 $434,369 20,845 $20.84 75% $15.63

Public Works

Engineering Persons Served 5% $1,006,088 $328,420 $677,668 20,845 $32.51 100% $32.51

Road Maintenance Road Mile 10% $2,014,575 $10,000 $2,004,575 154 $13,016.72 100% $13,016.72

Snow Removal Road Mile 14% $2,810,025 $25,000 $2,785,025 154 $18,084.58 100% $18,084.58

Facilities Management

All Expenses Resident 6% $1,158,480 $215,600 $942,880 15,980 $59.00 100% $59.00

Community Development

Planning Persons Served 4% $798,874 $90,000 $708,874 20,845 $34.01 100% $34.01

Code Compliance Persons Served 0% $74,374 $4,000 $70,374 20,845 $3.38 100% $3.38

Public Safety

Police Persons Served 28% $5,491,222 $375,654 $5,115,568 20,845 $245.41 100% $245.41

Animal Services Resident 1% $289,320 $54,500 $234,820 15,980 $14.69 100% $14.69

GENERAL FUND OPERATING EXPENDITURES [2] 88% $17,374,239 $1,304,623 $16,069,616

Debt Service 4% $728,167

Capital Outlay 6% $1,181,435

Unassigned Reserves 2% $452,389

TOTAL GENERAL FUND EXPENDITURES 100% $19,736,230

Source: Town of Truckee FY 2014‐15 budget, HEC. exp mult

[1] For cost offset detail see Table D‐2. 

[2] Excludes debt service, capital expenditures and unassigned reserves which are unaffected by the Project.
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Table C‐3

Old Greenwood Economic Impact Assessment

Estimated Cumulative Project Expenses by Year (2015$) Current Land Uses

Fund and Item 2015 2016 2017

General Government

Town Council Persons Served $150 $404 $615

Town Manager Persons Served $471 $1,269 $1,930

Town Attorney Persons Served $482 $1,297 $1,973

Town Clerk Persons Served $791 $2,131 $3,241

Administrative Services Persons Served $1,553 $4,184 $6,363

General Government Persons Served $1,607 $4,327 $6,581

Economic Development Persons Served $709 $1,910 $2,905

Subtotal General Government $5,764 $15,522 $23,608

Public Works

Engineering Persons Served $2,213 $5,960 $9,065

Road Maintenance Road Mile $0 $4,203 $6,136

Snow Removal Road Mile $0 $5,840 $8,525

Subtotal Public Works $2,213 $16,003 $23,726

Facilities Management

All Expenses Resident $3,990 $10,676 $16,216

Subtotal Facilities Management $3,990 $10,676 $16,216

Community Development

Planning Persons Served $2,315 $6,235 $9,482

Code Compliance Persons Served $230 $619 $941

Subtotal Community Development $2,545 $6,853 $10,424

Public Safety

Police Persons Served $16,706 $44,991 $68,428

Animal Services Resident $994 $2,659 $4,039

Subtotal Public Safety $17,700 $47,650 $72,466

GENERAL FUND OPERATING EXPENDITURES [2] $32,212 $96,706 $146,440

Source: Town of Truckee 2014‐15 budget and HEC proj exps

Calendar Year Ending

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table C‐4

Old Greenwood Economic Impact Assessment

Estimated Cumulative Project Expenses by Year (2015$) Proposed Land Uses

Fund and Item 2015 2016 2017

General Government

Town Council Persons Served $96 $262 $354

Town Manager Persons Served $301 $823 $1,110

Town Attorney Persons Served $307 $842 $1,135

Town Clerk Persons Served $505 $1,383 $1,864

Administrative Services Persons Served $992 $2,715 $3,660

General Government Persons Served $1,026 $2,808 $3,785

Economic Development Persons Served $453 $1,239 $1,671

Subtotal General Government $3,679 $10,072 $13,578

Public Works

Engineering Persons Served $942 $2,578 $3,476

Road Maintenance Road Mile $0 $4,203 $6,136

Snow Removal Road Mile $0 $5,840 $8,525

Subtotal Public Works $942 $12,621 $18,137

Facilities Management

All Expenses Resident $1,683 $4,552 $6,125

Subtotal Facilities Management $1,683 $4,552 $6,125

Community Development

Planning Persons Served $985 $2,697 $3,636

Code Compliance Persons Served $98 $268 $361

Subtotal Community Development $1,083 $2,965 $3,997

Public Safety

Police Persons Served $7,109 $19,463 $26,238

Animal Services Resident $419 $1,134 $1,525

Subtotal Public Safety $7,528 $20,597 $27,763

GENERAL FUND OPERATING EXPENDITURES [2] $14,915 $50,807 $69,600

Source: Town of Truckee 2014‐15 budget and HEC proj exps

Calendar Year Ending

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015
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Table D‐1

Old Greenwood Economic Impact Assessment

Median Price of Old Greenwood Built Product

Real Estate Pricing

per square foot 

per share

per square foot 

per unit

Fractional (all) $11 $186

2‐bdrm $11 $187

3‐bdrm $10 $172

4‐bdrm $14 $231

Whole Ownership

Single Family Homes $384

Townhomes (all 3‐bdrm) $368

Source: Jeff Brown, Tahoe Mountain Resorts Real Estate pricing

[1] Median price based on last 3 years of sold and currently listed 

      properties in Old Greenwood.

median price [1]
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Table D‐2

Old Greenwood Economic Impact Assessment

General Fund Offsetting Revenues

Offsetting Revenues Division

Offsetting 

Revenue

General Government

Spay/Neuter Program Animal Services $3,500

Animal Licenses Animal Services $28,000

Shelter Fees & Charges Animal Services $12,000

Abandoned Vehicle Abatement Animal Services $11,000

Interest Income Administrative Services $68,229

Town Hall Lease  Facilities $161,000

Depot Lease Facilities $54,600

Court Fines Police $230,000

Special Police Dept Services Police $55,000

Special Event Reimbursements Police $5,000

POST Reimbursement Police $15,000

Watercraft Invasive Species Police $25,000

Truckee River Fund Police $10,000

TTUSD ‐ SRO Reimbursement Police $35,654

AB1600 Traffic Fees ‐ Admin Portion Engineering $15,000

Plan Check Fees Engineering $33,700

Capital Labor Charge Engineering $250,000

Prop 84 Intergovernmental Grant Engineering $29,720

Donner Lake Snow Removal Snow Removal $25,000

Public Works Service Charge Road Maintenance $10,000

State Mandated Cost Reimbursements General Government $5,000

Channel 6 Subscriber Contribution General Government $32,000

Miscellaneous Revenues General Government $2,500

Sales of Equipment/Property General Government $40,000

NVC Pass Thru Payment Econ Development $53,720

Subtotal General Government $1,210,623

Community Development

Code Compliance Planning $4,000

Site Plans Planning $15,000

Plan Processing Fees Planning $75,000

Subtotal Community Development $94,000

Total General Fund Offsetting Revenues $1,304,623

Source: Town of Truckee FY 2014‐15 budget, HEC. offsets

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table D‐3

Old Greenwood Economic Impact Assessment

Existing Assessed Valuation for Northlight Capital Old Greenwood Properties

APN Land Buildings Total Sq Ft

Townhomes

19‐730‐38‐000 $157,963 $631,855 $789,818 3,072

19‐730‐39‐000 $96,486 $385,944 $482,430 4,915

19‐730‐40‐000 $96,486 $385,944 $482,430 4,915

19‐740‐56‐000 $157,963 $631,855 $789,818 4,915

19‐740‐57‐000 $122,955 $491,822 $614,777 3,954

$631,853 $2,527,420 $3,159,273

Cabins

19‐730‐10‐000 $86,239 $344,959 $431,198 2,558

19‐760‐26‐000 $86,239 $344,959 $431,198 2,470

19‐760‐28‐000 $86,239 $344,959 $431,198 2,470

19‐760‐30‐000 $86,239 $344,959 $431,198 2,470

19‐760‐31‐000 $86,239 $344,959 $431,198 2,470

19‐760‐32‐000 $86,239 $344,959 $431,198 2,470

$517,434 $2,069,754 $2,587,188

Vacant

19‐740‐54‐000 $401,816 $401,816

19‐740‐02‐000 $261,180 $261,180

19‐740‐05‐000 $512,315 $512,315

19‐940‐02‐000 $110,499 $110,499

$1,285,810 $0 $1,285,810

Assessed Value 2014‐15 $2,435,097 $4,597,174 $7,032,271

Source: Nevada County Assessor's office. exist av

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table D‐4

Old Greenwood Economic Impact Assessment

Estimated Assessed Value of Developed Property Current Land Uses

Item 2015 2016 2017

Current A.V. per Unit $20,091

Undeveloped Land Unit Reduction 64 29 0

Development Schedule 8 35 29

Undeveloped Property

Undeveloped Land Beginning Period $1,285,810 $1,285,810 $594,285

Raw Land End of Period A.V. $1,285,810 $594,285 $0

Developed Property

New Fractional Townhomes 0 35 29

New Whole Ownership Townhomes (Villas) 8 0 0

Turnover Fractional Townhomes  [1] 4% 0 0 1                        

Turnover Whole Ownership Townhomes 11% 0 1 1                        

Non‐Turnover Fractional Townhomes 96% 0 35 28

Non‐Turnover Whole Ownership Townhomes 89% 8 7 7

Fractional Townhomes

New A.V. $0 $9,065,000 $7,511,000

Turnover $0 $394,177

Non‐Turnover $0 $8,878,122

Subtotal New Fractional Townhomes A.V. $0 $9,065,000 $16,783,298

Whole Ownership Units

New A.V. $5,328,000 $0 $0

Turnover $593,894 $620,620

Non‐Turnover $4,854,874 $111,155

Subtotal New Whole Ownership Units A.V. $5,328,000 $5,448,768 $731,775

Total Estimated Assessed Value $6,613,810 $15,108,053 $17,515,073

Source: Nevada County Assessor and HEC. av appr1

[1] Turnover rate from actual Old Greenwood data:

Total Fractions 1,105  Whole Ownship Units Built 75

Average Fractions Sold each year 44        Annual Avg. Sales past 3 years 8

Turnover Rate 4% Turnover Rate 11%

Calendar Year Ending

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table D‐5

Old Greenwood Economic Impact Assessment

Estimated Assessed Value for Developed 18 Residences Current Land Uses

Unit

Type 2015 2016 2017

Turnover [1]

Fractional Townhomes (2‐bedroom) 4% 0                        0                        0                       

Fractional Townhomes (3‐bedroom) 4% 0                        0                        0                       

Fractional Cabins 4% 0                        0                        0                       

Non‐Turnover

Fractional Townhomes (2‐bedroom) 96% 4                        4                        4                       

Fractional Townhomes (3‐bedroom) 96% 8                        8                        8                       

Fractional Cabins 96% 6                        6                        6                       

Assessed Value

Turnover

Fractional Townhomes (2‐bedroom) $36,243 $37,874 $39,579

Fractional Townhomes (3‐bedroom) $97,477 $101,863 $106,447

Fractional Cabins $131,881 $137,815 $144,017

Non‐Turnover

Fractional Townhomes (2‐bedroom) [2] $1,516,736 $1,520,964 $1,526,703

Fractional Townhomes (3‐bedroom) [2] $1,516,737 $1,580,937 $1,648,109

Fractional Cabins [2] $2,484,169 $2,562,118 $2,644,273

Total Estimated Assessed Value $5,783,243 $5,941,572 $6,109,127

Source: Nevada County Assessor and HEC. av appr2

[1] Turnover rate from actual Old Greenwood data:

Total Fractions 1,105        

Average Fractions Sold each year 44              

Turnover Rate 4%

[2] Existing Assessed Value from Table D‐3. Existing

Current Development Units Assessed Value A.V. Per Unit

Fractional Townhomes (2‐bedroom) 4 $1,579,636 $394,909

Fractional Townhomes (3‐bedroom) 8 $1,579,637 $197,455

Fractional Cabins 6 $2,587,188 $431,198

Calendar Year Ending

Number of Units

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table D‐6

Old Greenwood Economic Impact Assessment

Estimated Assessed Value of Developed Property Proposed Land Uses

Item 2015 2016 2017

Current A.V. per Unit $26,788

Undeveloped Land Unit Reduction 48 17 0

Development Schedule 8 31 17

Undeveloped Property

Undeveloped Land Beginning Period $1,285,810 $1,285,810 $464,499

Raw Land End of Period A.V. $1,285,810 $464,499 $0

Developed Property

New Whole Ownership Single Family 0 31 17

New Whole Ownership Townhomes (Villas) 8 0 0

Turnover Single Family  [1] 11% 0 0 3                     

Turnover Townhomes (Villas)  [1] 11% 0 1 1                     

Non‐Turnover Single Family 89% 0 31 14

Non‐Turnover Townhomes 89% 8 7 7

Whole Ownership Single Family

New A.V. [2] $0 $47,740,000 $26,180,000

Turnover $0 $5,560,883

Non‐Turnover $0 $43,500,688

Subtotal Whole Ownership Single Family A.V. $0 $47,740,000 $75,241,571

Whole Ownership Townhomes (Villas)

New A.V. $5,328,000 $0 $0

Turnover $593,894 $620,620

Non‐Turnover $4,854,874 $4,964,917

Subtotal Whole Ownership Townhomes A.V. $5,328,000 $5,448,768 $5,585,537

Total Estimated Assessed Value $6,613,810 $53,653,267 $80,827,108

Source: Nevada County Assessor and HEC. av prop1 new

[1] Turnover rate from actual Old Greenwood data:

Whole Ownship Units Built 75       

Annual Avg. Sales past 3 years 8         

Turnover Rate 11%
[2] Uses weighted average of new single family and new townhome prices.

Calendar Year Ending

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table D‐7

Old Greenwood Economic Impact Assessment

Estimated Assessed Value for Developed 18 Residences Proposed Land Uses

Unit

Type 2015 2016 2017

Turnover [1]

Whole Ownership Townhomes (2‐bedroom) 11% 0                        0                         0                        

Whole Ownership Townhomes (3‐bedroom) 11% 1                        1                         1                        

Whole Ownership Cabins 11% 1                        1                         1                        

Non‐Turnover

Whole Ownership Townhomes (2‐bedroom) 89% 4                        4                         4                        

Whole Ownership Townhomes (3‐bedroom) 89% 7                        7                         7                        

Whole Ownership Cabins 89% 5                        5                         5                        

Assessed Value

Turnover

Whole Ownership Townhomes (2‐bedroom) $194,176 $202,914 $212,045

Whole Ownership Townhomes (3‐bedroom) $568,320 $593,894 $620,620

Whole Ownership Cabins $591,360 $617,971 $645,780

Non‐Turnover

Whole Ownership Townhomes (2‐bedroom) [2] $1,411,141 $1,462,765 $1,517,767

Whole Ownership Townhomes (3‐bedroom) [2] $1,411,142 $1,803,686 $2,184,675

Whole Ownership Cabins [2] $2,311,221 $2,644,832 $2,973,066

Total Estimated Assessed Value $6,487,361 $7,326,063 $8,153,953

Source: Nevada County Assessor and HEC. av prop2 new

[1] Turnover rate from actual Old Greenwood data:

Current Whole Ownship Units Built 75

Current Whole Ownership Units For Sale 8

Turnover Rate 11%

[2] Existing Assessed Value from Table D‐3. Existing

Current Development Units Assessed Value A.V. Per Unit

Fractional Townhomes (2‐bedroom) 4 $1,579,636 $394,909

Fractional Townhomes (3‐bedroom) 8 $1,579,637 $197,455

Fractional Cabins 6 $2,587,188 $431,198

Calendar Year Ending

Number of Units
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Table D‐8

Old Greenwood Economic Impact Assessment

Estimated Assessed Valuation

Land Use 2015 2016 2017

Current Land Uses

Undeveloped

Raw Land $1,285,810 $576,976 $0

New Fractional Townhomes $0 $8,800,971 $15,819,868

New Whole Ownership Townhomes (Villas) $5,328,000 $5,290,066 $689,768

Developed

Fractional Townhomes (2‐bedroom) $1,552,980 $1,513,436 $1,476,370

Fractional Townhomes (3‐bedroom) $1,614,214 $1,633,786 $1,653,837

Fractional Cabins $2,616,049 $2,621,295 $2,628,231

Total Approved Northlight‐Owned Properties $11,111,243 $19,859,554 $22,268,074

Proposed Land Uses

Undeveloped

Raw Land $1,285,810 $450,970 $0

New Whole Ownership Single Family  $0 $46,349,515 $70,922,397

New Whole Ownership Townhomes (Villas) $5,328,000 $5,290,066 $5,264,904

Developed

Whole Ownership Townhomes (2‐bedroom) $1,605,317 $1,617,164 $1,630,514

Whole Ownership Townhomes (3‐bedroom) $1,979,462 $2,327,748 $2,644,260

Whole Ownership Cabins $2,902,581 $3,167,770 $3,411,110

Total Proposed Northlight‐Owned Properties $11,815,361 $58,752,263 $83,873,184

Source: Northlight Old Greenwood Acquisition LLC,  value

              Jeff Brown Tahoe Mountain Resorts Real Estate, and HEC.

Calendar Year Ending

All figures in 2015 Dollars
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Table D‐9

Old Greenwood Economic Impact Assessment

Property Tax Allocation

Agency

TRA 003‐047 Before 

ERAF Shift

Nevada County General Fund 17.1363%

Town of Truckee 13.6020%

Nevada County School Service Fund 0.4089%

Sierra College 9.6453%

Tahoe Truckee Joint Unified 23.6298%

Placer Education 3.1326%

Truckee Fire District 11.4618%

Truckee Sanitary District 2.1799%

Truckee Cemetery District 0.3498%

NV Co. Resource Conservation District 0.2221%

Taho Forest Hospital 4.3541%

Tahoe Truckee Airport 3.3079%

Truckee‐Donner Rec. & Park District 10.0873%

Tahoe Truckee Sanitation 0.4822%

Total 100.0000%

Source: Nevada County Auditor‐Controller tra

Prepared by HEC 140150 Draft Final Fiscal 4/20/2015



Table D‐10

Old Greenwood Economic Impact Assessment

Estimates of Visitor Spending

Accommodation

Avg. Daily 

Spending Recreation Lodging

Retail & 

Other

Food & 

Beverage

Adults 

per Unit

Occupancy 

Rate

Percent of Spending 34% 23% 19% 24%

Spending Per Adult ‐ in 2012 Dollars

Hotel/Motel/B&B $233 $79 $54 $44 $56 2.0 60%

Rented Condo/Home $204 $69 $47 $39 $49 3.0 46%

Private/Vacation Home $69 $23 $16 $13 $17 2.5 7%

Campground $48 $16 $11 $9 $12 3.0 23%

All (average) $160 $54 $37 $30 $38

Average Daily Spending Per Unit ‐ in 2012 Dollars

Hotel/Motel/B&B $466 $158 $107 $89 $112

Rented Condo/Home $612 $208 $141 $116 $147

Private/Vacation Home $173 $59 $40 $33 $41

Campground $144 $49 $33 $27 $35

Average Daily Spending per Unit ‐ in 2015 Dollars

Hotel/Motel/B&B $477 $162 $110 $91 $115

Rented Condo/Home $627 $213 $144 $119 $150

Private/Vacation Home $177 $60 $41 $34 $42

Campground $148 $50 $34 $28 $35

Fractional $177 $60 $41 $34 $42

Approx. % Sales Taxable 0% 0% 69% 99%

Taxable Sales per Day $65 $0 $0 $23 $42

Whole Ownership $627 $213 $144 $119 $150

Approx. % Sales Taxable 0% 0% 69% 99%

Taxable Sales per Day $231 $0 $0 $82 $149

Source: Dean Runyan Associates, November 2013, runyan

             "The Economic Significance of Travel to the North Lake Tahoe Area".

OLD GREENWOOD UNITS
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Table D‐11

Old Greenwood Economic Impact Assessment

Estimate of Truckee Residents Taxable Sales per Capita

Item Formula

2012 $s 2015 $s

Inflation Factor [1] 1.025

Population estimate for 2012 [2] a 15,946

2012 Taxable Retail Sales ($1,000s) [3] b $250,574 $256,740

2012 Taxable Retail Sales Generated by Residents [4] c = 45% $112,758 $115,533

2012 Taxable Retail Sales Generated by Visitors [4] 55% $137,815 $141,207

Taxable Sales per Capita e = c/a $7,071 $7,245

Source: California Board of Equalization, California Department of Finance. capture

[1] California CPI (All Urban) Oct‐12 Oct‐14

241.537 247.481

[2] California Department of Finance population estimates Jan‐12 Jan‐13

15,949 15,942

[3] Per California Board of Equalization.

[4] Based on previous economic studies including the PC‐3 (2003), Hilltop (2008), Railyards (2008), 

      PC‐1 (2011), and TDRPD economic impacts of proposed community facilities analyses (2011). 

Truckee Taxable Sales
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Table E‐1

Old Greenwood Economic Impact Assessment

Estimated Sales Tax Impact from New Construction

Item 2015 2016 2017 Total

Cost of materials per building square foot [1] $150

Percent of materials purchased in Truckee 50%

Current Land Uses

New Units Square Feet 14,400  49,000  40,600  104,000 

Total Taxable Sales from New Unit Construction $1,080,000 $3,675,000 $3,045,000 $7,800,000

Estimated Sales Taxes

Bradley Burns Local Sales Tax Rate 1.00% $10,800 $36,750 $30,450 $78,000

Less Property Tax in Lieu of Sales Tax Rate [1] ‐0.25% ($2,700) ($9,188) ($7,613) ($19,500)

Total Sales Tax Revenue 0.75% $8,100 $27,563 $22,838 $58,500

Property Tax In‐Lieu of Sales Tax 0.25% $2,700 $9,188 $7,613 $19,500

Measure R 0.25% $2,700 $9,188 $7,613 $19,500

Measure V 0.50% $5,400 $18,375 $15,225 $39,000

Total Estimated Sales Taxes $18,900 $64,313 $53,288 $136,500

Proposed Land Uses

New Units Square Feet 14,400  124,000  68,000  206,400 

Total Taxable Sales from New Unit Construction $1,080,000 $9,300,000 $5,100,000 $15,480,000

Estimated Sales Taxes

Bradley Burns Local Sales Tax Rate 1.00% $10,800 $93,000 $51,000 $154,800

Less Property Tax in Lieu of Sales Tax Rate [1] ‐0.25% ($2,700) ($23,250) ($12,750) ($38,700)

Total Sales Tax Revenue 0.75% $8,100 $69,750 $38,250 $116,100

Property Tax In‐Lieu of Sales Tax 0.25% $2,700 $23,250 $12,750 $38,700

Measure R 0.25% $2,700 $23,250 $12,750 $38,700

Measure V 0.50% $5,400 $46,500 $25,500 $77,400

Total Estimated Sales Taxes $18,900 $162,750 $89,250 $270,900

Source: Jason Hansford Construction. one sales

[1] Total cost of construction average $300 per square foot of which about half is for materials. 

      Estimate of materials purchased from Truckee merchants is 50% for typical residence construction.

Calendar Year Ending

CURRENT LAND USES

PROPOSED LAND USES
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Table E‐2

Old Greenwood Economic Impact Assessment

Estimated Jobs from New Construction

Item

2015 2016 2017 Total

Estimated Avg. Cost of Construction per bldg. sq. ft. $300

Spending to Create One Job‐Year   [1] $150,000

Number of Job Years 2 

New Units Square Feet 14,400  49,000  40,600  104,000 

Total Value of New Construction $4,320,000 $14,700,000 $12,180,000 $31,200,000

Estimated New Job‐Years 29  98  81  208 

Estimated New Direct Jobs 14  49  41  104 

New Units Square Feet 14,400  124,000  68,000  206,400 

Total Value of New Construction $4,320,000 $37,200,000 $20,400,000 $61,920,000

Estimated New Job‐Years 29  248  136  413 

Estimated New Direct Jobs 14  124  68  206 

Source: Jason Hansford Construction, TDRPD Economic Impact of Proposed Community Facilities (2011), one jobs

              and the Truckee Tahoe Airport Economic Impact Analysis (2000).

[1] Based on capital spending to create one job‐year in Truckee. year $ per job‐year change

source: Truckee Tahoe Airport District 2000 $104,373

source: Truckee Donner Recreation and Parks District 2011 $136,452 $32,079

HEC estimate based on prior increase 2015 $150,420 2.47% avg. annual %

PROPOSED LAND USES

Calendar Year Ending

CURRENT LAND USES
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