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I. Introduction 
This report addresses market demand conditions and related policy/strategy recommendations to optimize 
future retail development opportunities in the City of San Ramon. 

Chapter 2 provides an Executive Summary of the study findings and preliminary recommendations. Chapter 3 
and the report appendices provide the detail market conditions analysis and development demand 
projections. San Ramon’s retail development potentials are discussed in the context of the larger retail trade 
region of which San Ramon is a part. Retail opportunities are initially reviewed with respect to the entire 
Interstate 680 corridor from Pleasanton (and including Livermore) north to the Bay. Future retail development 
opportunities in San Ramon are described through a detailed retail demand and supply modeling process, and 
in terms of the potential effects of a mix of countervailing market factors, including the following: 

• Global trends within the retail industry (a constraining influence) 
• San Ramon’s substantial existing “leakage” of resident retail demand (potentially a positive factor) 
• Modest projected population growth (generally a constraining factor) 
• Expected evolution of Bishop Ranch (potentially a positive factor) 

While retail development in and around San Ramon is relatively mature, office and industrial development is 
still evolving, and currently driven by firms, and also workers, moving eastward from the high-cost Silicon 
Valley area. This movement has been spurred on by the pandemic, which has consequently created a 
particularly dynamic market situation at present. 

The retail market analysis is part of a larger market study (summarized as a separate report) that also 
addresses office, industrial and hotel land uses. To provide context for the retail study conclusions, the key 
findings of the overall market study are briefly summarized on Table I-1 on the next page. 
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TABLE I-1. SUMMARY OF LONG-TERM DEMAND/DEVELOPMENT OPPORTUNITIES IN SAN RAMON 

 
Land Use 

 
Existing Inventory/ 

Vacancy Rate 

Potential Future Demand based on 
Optimizing Opportunities 

(Net New Space through 2040) 

 
Nature of Projected Development 

Opportunities 
Retail  2.7 million SF 

(5.5% vacant) 
 
San Ramon 
currently accounts 
for 8.7% of the 
total East Bay retail 
inventory 

1,100,000 square feet to 
1,800,000 square feet 

Range of estimated future demand 
is based on considerations 
described in the right-hand column. 

• Incremental demand incidental to 
population growth 

• Potential recapture of a portion of San 
Ramon’s existing/substantial leakage  

• Creation of mixed-use village areas 
(e.g., within Bishop Ranch) that can 
remain viable in a “post brick-and-
mortar” retail world 

Office 9.5 million SF 
(15.8% vacant) 
 
San Ramon 
currently accounts 
for 12% of the total 
East Bay office 
inventory 

Based on current market trends 
(high office vacancy levels 
throughout Bay Area, 
slow/uncertain return of remote 
workers to former workplaces, and 
office rent levels that fall far short 
of supporting the cost of new office 
construction), foreseeable demand 
for new office development is likely 
to be minimal for at least 10 years 
(especially for “speculative” office 
spaced not tied to a specific large 
tenant/user). 

For long-term planning purposes, 
San Ramon might expect to attract 
500,000 to 750,000 square feet of 
new office space by 2040. 

• San Ramon’s potential for major office 
development over the next 20 years 
will likely require a “game changer” 
such as the attraction of large anchor 
tenants 

• Related to the above, San Ramon can 
potentially capitalize on the overall 
decentralization of Bay Area 
employment that may result as a long-
term consequence of the pandemic  

• Given a likely densification of San 
Ramon’s employment areas, future 
office development will require less 
land area per building square foot 

Industrial 801,000 SF 
(12.7% vacant) 
 
San Ramon 
currently accounts 
for less than 0.5% 
of the East Bay 
industrial inventory 

San Ramon is essentially a non-
player in the large (and growing) 
East Bay industrial market, so 
projecting future demand based on 
past trends is highly speculative. For 
long-term planning purposes, San 
Ramon might expect to attract 
250,000 to 500,000 square feet of 
new industrial space by 2040. 

• Within the overall envelop of industrial 
buildings types, San Ramon should 
target the flex/R&D sub-market 

• Demand potential would be enhanced 
by attracting major tech or life 
sciences users (i.e., spillover from 
Silicon Valley or spinoffs from 
Lawrence Livermore National 
Laboratory)  

Hotel 1,147 rooms in  
San Ramon 
 
(74.1% occupancy 
in 2019; 51.4% in 
2021) 

Demand for new hotel 
development in San Ramon is 
projected to reach 317 rooms by 
2040. Most of this demand will be 
absorbed by two recently approved 
hotels (totaling 259 rooms).1 

• Existing room inventory constant the 
past 20 years in San Ramon – no new 
facilities since 2002 

• Approved (unbuilt) hotels will absorb 
all anticipated demand through at 
least 2030. 

 
1 Recently approved (but unbuilt) hotels include 169-room hotel in City Center and 90-room hotel in San Ramon Village 
Specific Plan area. 



Retail Development Opportunities Analysis 
City of San Ramon 

3 
 

II. Executive Summary 
This retail market study – prepared by The Natelson Dale Group, Inc. (TNDG) – is being conducted as part of 
the City of San Ramon’s General Plan Update process. It is intended to provide an update to a 2017 study 
prepared by BAE Urban Economics.2 For brevity, the two reports are referenced as the “2017 BAE study” and 
the “2022 TNDG study.” 

Key findings and recommendations from the study are summarized below and on Tables ES-1 through ES-7. 

Comparison of 2017 and 2022 Study Findings: How have existing conditions and future 
projections changed?  

As summarized on Table ES-1, key retail market conditions in 2017 and 2022 compare as follows: 

• San Ramon’s retail inventory has grown from 2.3 million square feet to 2.7 million square feet, with 
this increase largely attributable to the development of the City Center project in 2018. 

• Rent growth has slightly outpaced inflation. 
• The retail vacancy rate has increased from 2.8% to 5.5%, in large part due to the pandemic. 
• In 20193 total retail sales in San Ramon equated to a capture rate of 71% of resident retail demand; 

this capture rate compares to an estimated 65% in 20154. The increase represents a significant 
recapture of demand leakage based on the success of the new (2018) City Center project.  

• In 2015, total retail leakage (i.e., resident purchases lost to other cities) was estimated at $371 million 
(excluding Motor Vehicle and Gasoline sales); by 2019, the City’s capture of resident demand had 
improved, with total leakage decreasing to about $280 million. 

• The 2017 study projected future development opportunities by 2035 to range between 600,000 and 
1.2 million square feet; the 2022 study shows stronger potential demand growth, ranging from 
800,000 to 1.4 million square feet. It should be noted that these projections do not assume full 
recapture of San Ramon’s existing demand leakage (which would be unrealistic given competing retail 
centers in the larger regional trade area); the projections are primarily driven by expected population 
growth within the primary and second market areas considered in the analysis.  

Tables ES-2 through ES-5 provide more detailed comparisons between the 2017 BAE study and the 2022 TNDG 
study (with the overall findings further broken down by major retail sales category). 

Recovery from the pandemic economy and longer-term prospects for new retail development 

As is widely understood in the real estate and economic development professions, the retail industry was 
already undergoing dramatic changes – primarily induced by the ongoing growth in ecommerce – prior to the 
COVID-19 pandemic. In 2020, as the “pandemic economy” unfolded, the shift from brick-and-mortar retail to 
online shopping accelerated significantly. In San Ramon, total taxable retail sales in 2020 were a full 15% lower 
than in 2019. At the time, much discussion and speculation focused on the potential for at least a portion of 

 
2 City of San Ramon Retail Analysis Report dated January 27, 2017. 
3 The 2022 study uses 2019 as the base year, in order avoid distortions associated with short-term impacts of the 
pandemic (COVID-19).  
4 For both the 2017 and 2022 studies, the indicated capture rates exclude the Motor Vehicle and Gasoline sales categories 
(since these uses are not typically found in shopping center/storefront locations). 
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these sales impacts to be permanent (on the premise that consumers would more fully incorporate the 
convenience of online shopping into their lifestyles). As it turned out, the retail industry (in most sales 
categories) rebounded strongly in the latter part of 2020 and into 2021. As shown on Table ES-6, taxable retail 
sales in San Ramon in 2021 had recovered to 94% of 2019 levels (even when adjusted for inflation); if the 
Motor Vehicle and Gasoline sales categories5 are excluded from the calculations, inflation-adjusted taxable 
sales in San Ramon in 2021 were actually slightly higher than in 2019. 

While it is clear that ecommerce will have continuing impacts on traditional retail shopping, it is no longer a 
foregone conclusion that prospects for new shopping center development will remain permanently bleak. In 
addition to the encouraging rate of local recovery from the pandemic, the following indications (nationally)6 
are positive for brick-and-mortar retail activity: 

• Retail vacancy rates (nationally) are now at their lowest level for at least a decade, having steadily 
declined since 2012 (with a slight but temporary uptick during the pandemic). 

• Comparing Q1 2022 to Q1 2021, in-store purchases (nationally) grew at a higher rate (11.5%) than 
ecommerce sales (10.2%).  

• In 2021, U.S. retail chains announced twice as many store openings as closings, reversing the trend of 
the prior several years. 

• “Digital natives” (i.e., retailers that started with an online-only presence) are increasingly expanding 
into physical stores.  

Notwithstanding the above indications of retail industry strength, it is important to note that TNDG’s 
projections of future development demand are intentionally conservative. As detailed in Chapter 3, the future 
year forecasts assume that San Ramon’s capture rates of resident (and regional) retail demand will remain well 
below the theoretical maximum of 100%. The conservative capture rate assumptions provide a “margin” in the 
analysis to allow for additional future incursions of ecommerce into physical retail sales. The conservative 
capture rates also reflect a regional retail environment in which other communities have already to some 
extent “staked their claim” to San Ramon’s resident demand – a pattern which is likely to be difficult to fully 
overcome. Moreover, as described in greater detail in the SWOT summary below, the reality of San Ramon’s 
limited supply of developable land places significant practical constraints on the amount of new retail space 
that the City can realistically expect to attract in the future.   

SWOT summary  

Table ES-7 compares the strength-weakness-opportunity-threat (SWOT) assessment from the 2017 BAE study 
to updated conditions documented by the 2022 TNDG study. Overall, most of the SWOT conditions identified 
by BAE remain applicable. The following points warrant special attention: 

• San Ramon’s large daytime population of higher-income workers (as exemplified by Bishop Ranch) is a 
significant strength from a retail demand perspective. Aggressive economic development efforts by 

 
5 It is appropriate to treat the Motor Vehicle and Gasoline sales categories separately since these types of businesses are 
not typically located in shopping centers or storefront retail space. 
6 See https://nrf.com/blog/us-retailers-announced-many-store-openings-in-2021 and CBRE report “Retail Recovery 
Continues in Q1 (2022).” 
 

https://nrf.com/blog/us-retailers-announced-many-store-openings-in-2021
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the City (to retain and attract key employment-generating industries) can help to maintain this 
competitive advantage. 

• San Ramon’s limited supply of developable land is likely the single greatest constraint on future retail 
development in the City. 

• In the absence of major greenfield development opportunities, maintaining the City’s retail/sales tax 
base will largely depend on strengthening the viability of existing retail centers. As older centers 
become less competitive, the City is likely to face increasing pressure to redevelop these properties 
with residential development (as is already reflected in the City’s draft 2023-2031 Housing Element).  

Policy/strategy framework for San Ramon’s retail future 

The following points provide a broad framework for retaining and growing San Ramon’s retail sales tax base. 
This framework will be more fully developed later in the General Plan Update (GPU) process. 

1. Incentivize reinvestment in existing retail properties to maintain San Ramon’s retail footprint in 
response to market pressure to replace retail commercial space with residential development. 
Whereas additional residential development would potentially enhance the City’s demand for retail 
facilities, the finite supply of commercial land in the City will require that the City carefully balance 
zoning policies to allow for appropriate housing development opportunities without creating a net loss 
in the City’s commercial development capacity. (Note: TNDG will be preparing a pro forma financial 
analysis later in the GPU process that will inform policy decisions around mixed-use development, 
development densities, development standards such as parking requirements, and potential City 
incentives. All of these factors can influence the viability of positioning residential development 
entitlements as an incentive for maintaining a significant retail footprint in a mixed-use setting.)  
 

2. Invest in a sustained retail tenant recruitment/marketing campaign. Appendix C provides a 
preliminary/illustrative list of potential candidate tenants.  
 

3. Continue City’s comprehensive/holistic approach to economic development, recognizing the potential 
value of promoting mixed-use “villages” that effectively integrate residential, retail/entertainment, 
and employment land uses.  
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Table ES-1 
Comparison of Key Findings 
2017 and 2022 San Ramon Retail Studies  

Variable 
 

2017 BAE Study 2022 TNDG Study Comments 

Total inventory of retail space (citywide) 2.3 million 
square feet 
(3Q 2016) 

2.7 million 
square feet 
(3Q 2021) 

 

Inventory expanded by development of City 
Center project (in Bishop Ranch) in late 2018 

Average asking rent per square foot $2.50 
(3Q 2016) 

$2.83 
(3Q 2021) 

 

Total rent growth of 13% has slightly 
outpaced inflation (10%) for this 5-year 
period 
 

Overall retail vacancy rate 2.8% 
(3Q 2016) 

  5.5% 
(3Q 2021) 

 

San Ramon vacancy rates generally mirror 
East Bay trends for this period, with vacancies 
increasing during the pandemic (but 
stabilizing in 2021) 
 

Total demand leakage 
(2015 versus 2019, adjusted for inflation) 
 

$371.3 million $280.5 million Development of City Center project resulted 
in re-capture of a significant portion of 
previous leakage 
 

Percentage capture of resident retail demand 
(2015 versus 2019) 
 

65% 71% Development of City Center project increased 
San Ramon’s capture rate of resident retail 
demand 
 

Supportable square feet of new retail space 
by 2035 (square feet) – LOW SCENARIO 
 

600,000 800,000 San Ramon has increased its capture of 
resident and regional retail spending; TNDG’s 
analysis reflects these higher capture rates 
(which are applied to future population 
growth) 

Supportable square feet of new retail space 
by 2035 (square feet) – HIGH SCENARIO 
 

1,200,000 1,400,000 

Source: TNDG, BAE. 
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Table ES-2                 
Analysis of Existing Capture of Resident Retail Demand             
City of San Ramon                 
                  
   Resident   Actual   Existing (2019)    Additional Space 
Retail Sales Category   Demand in 2019   Sales in 2019   Capture Rate   Supportable (2) 
                  
Shopper Goods/GAFO (1):                 

Clothing and Clothing Accessories   $89,881,462    $21,707,211    24%   194,784  

General Merchandise   $157,306,791    $71,378,369    45%   245,510  

Home Furnishings and Appliances   $63,405,808    $33,878,947    53%   84,362  

Specialty/Other   $167,042,186    $88,321,130    53%   224,917  
                       Subtotal   $477,636,247    $215,285,658    45%   749,573  

                  

Convenience Goods:                 

Food and Beverage   $207,797,016    $208,933,243    101%   (1,894) 

Food Service and Drinking   $186,311,190    $132,720,996    71%   89,317  
                       Subtotal   $394,108,206    $341,654,239    87%   87,423  

                  

Heavy Commercial Goods:                 

Hardware/Building Materials   $84,011,263    $118,315,224    141%   0  

Motor Vehicle and Parts Dealers   $184,483,414    $39,258,757    21%   N/A 

Gasoline Stations    $112,826,181    $92,080,558    82%  (3) N/A 
                       Subtotal   $381,320,858    $249,654,539    65%   0  
                  
Total   $1,253,065,310    $806,594,436    64%   836,996  

Total, excluding Motor Vehicles and Gasoline $955,755,715    $675,255,121    71%   836,996  
                  
(1) GAFO = General Merchandise, Apparel, Furniture and Other.             

(2) Additional retail space that could theoretically be supported in San Ramon as of 2019 if all leakage of resident retail demand were fully recaptured. 

(3) Indicated capture rates are as of 2019; capture rate for Gasoline Sales will substantially increase with opening of Costco gas station in March 2022. 
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Table ES-3                 

Square Feet of New Retail Space Supportable in San Ramon by 2035             

EXCLUDING MOTOR VEHICLE AND GASOLINE SALES             

TNDG Compared to BAE                 
                  
    Dollar Attraction (Leakage)   Effective Capture Rates 
          
Retail Sales Category   2015 (1)   2019   2015   2019 
                  
Shopper Goods:                 

Clothing and Clothing Accessories   ($92,472,255)   ($68,174,251)   10%   24% 

General Merchandise   ($138,128,725)   ($85,928,421)   34%   45% 

Home Furnishings and Appliances   ($24,376,863)   ($29,526,861)   68%   53% 

Specialty/Other   ($60,941,078)   ($78,721,055)   62%   53% 
                       Subtotal   ($315,918,922)   ($262,350,589)   42%   45% 

                  

Convenience Goods:                 

Food and Beverage   ($13,134,216)   $1,136,227    94%   101% 

Food Service and Drinking   ($71,454,706)   ($53,590,194)   65%   71% 
                       Subtotal   ($84,588,922)   ($52,453,966)   80%   87% 

                  

Heavy Commercial Goods:                 

Hardware/Building Materials   $29,183,431    $34,303,961    131%   141% 
                       Subtotal   $29,183,431    $34,303,961    131%   141% 

                  

Total   ($371,324,412)   ($280,500,594)   65%   71% 
                  
(1) From BAE study; dollar amounts have been adjusted to 2019 dollars for comparability.         
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Table ES-4                 
Square Feet of New Retail Space Supportable by 2035             
City of San Ramon                 
TNDG Compared to BAE                 
                  

    TNDG   BAE 
          
Retail Sales Category   Low   High   Low   High 
                  
Shopper Goods:                 
GAFO (1)   320,186    685,604   434,000    867,000  
                  
Convenience Goods:                 
Food and Beverage   183,813    232,188   53,000    107,000  
Food Service and Drinking   113,562    317,376   92,000    183,000  
                       Subtotal   297,375    549,564   145,000    290,000  
                  
Heavy Commercial Goods:                 
Hardware/Building Materials 190,471    190,471   N/A   N/A 
Automotive Parts   9,772    9,772   N/A   N/A 
Gasoline Stations   N/A   N/A   N/A   N/A 
                       Subtotal   200,243    200,243   N/A   N/A 
                  
Total Retail Space   817,804    1,435,411   579,000    1,157,000  
                  
(1) GAFO = General Merchandise, Apparel, Furniture and Other.             
                  
Source: TNDG and BAE.                 
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Table ES-5                 
Supportable Square Feet of New Retail Space             
City of San Ramon                 
                  
                  

    Baseline Scenario   Leakage-Recapture Scenario 
    (Existing Capture Rates Maintained)   (Increased Capture Rates) 
Retail Sales Category   2035   2040   2035   2040 
                  
Shopper Goods:                 
GAFO (1)   320,186    449,203   685,604    864,885 
                  
Convenience Goods:                 
Food and Beverage   183,813    257,203   232,188    312,251 
Food Service and Drinking   113,562    159,740   317,376    391,638 
                       Subtotal   297,375    416,944   549,564    703,889 
                  
Heavy Commercial Goods:                 
Hardware/Building Materials 190,471    266,766   190,471    266,766 
Automotive Parts   9,772    13,557   9,772    13,557 
Gasoline Stations   N/A   N/A   N/A   N/A 
                       Subtotal   200,243    280,323   200,243    280,323 
                  
Total Retail Space   817,804    1,146,470   1,435,411    1,849,097 
                  
(1) GAFO = General Merchandise, Apparel, Furniture and Other.             
                  
Source: The Natelson Dale Group, Inc.                 
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Table ES-6        
Taxable Sales in 2019 and 2021        
City of San Ramon        
        
   2019     
 2019  Taxable Sales  2021   
Business Type Taxable Sales  (in 2021 dollars)  Taxable Sales  2021/2019 

        
Motor Vehicle and Parts Dealers $39,258,757  $41,217,277  $24,086,494  58% 

Home Furnishings and Appliance Stores $33,878,947  $35,569,082  $31,450,287  88% 

Building Material and Garden Equipment and Supplies Dealers $118,315,224  $124,217,670  $122,372,548  99% 

Food and Beverage Stores $63,313,104  $66,471,634  $69,102,521  104% 

Gasoline Stations $92,080,558  $96,674,223  $71,698,500  74% 

Clothing and Clothing Accessories Stores $21,707,211  $22,790,129  $39,032,059  171% 

General Merchandise Stores $54,906,438  $57,645,581  $56,686,176  98% 

Food Services and Drinking Places $132,720,996  $139,342,109  $128,326,268  92% 

Other Retail Group $73,600,942  $77,272,706  $81,153,993  105% 

     Total Retail and Food Services $629,782,177  $661,200,410  $623,908,846  94% 
        

     Total, excluding Motor Vehicle and Gasoline categories $498,442,862  $523,308,910  $528,123,852  101% 

        
Source: California Department of Tax and Fee Administration; TNDG.        
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Table ES-7. Retail Market SWOT Conditions 
2017 BAE Study compared to 2022 TNDG Study  

SWOT Conclusions from 2017 BAE Report 2022 Update on SWOT Conditions 

STRENGTHS 

Strong household incomes and high education levels Still applies 
Large, diverse employment base Still applies in general; however, San Ramon’s position may be 

weakened over time due to potential long-term increase in remote 
work and repositioning of major office parks (e.g., Bishop Ranch) 

Forecasted population and employment growth Still applies; population growth may actually exceed earlier 
projections if rezoning occurs to accommodate higher housing 
density; employment growth will depend on aggressive economic 
development programming 

WEAKNESSES 

Location between two strong regional retail nodes Still applies; successful development (in 2018) of City Center retail 
project has mitigated this weakness to some degree  

Sites are built out at key I-680 intersections Still applies; limited land/site availability remains a key constraint 
Retail base on west side of I-680 (relatively weak position vis-à-vis 
market demand sources) 

Still applies 

OPPORTUNITIES 

City Center is a key (planned) project, providing specialty retail and 
entertainment uses 

Project has been operational since late 2018; expected to be fully 
occupied by end of 2022; has successfully broadened San Ramon’s 
retail tenant mix and re-captured a significant portion of resident 
demand leakage; provides model for future mixed-use/village retail 
development in San Ramon 

Repurposing underperforming centers to strengthen retail overall Still applies as an urgent priority to maintain retail competitiveness 
and sales tax base; City likely to face increasing pressure to rezone 
older retail properties for residential development 

THREATS 

Retail sector quickly evolving Still applies, although post-pandemic recovery has been strong and 
brick-and-mortar retail is making a comeback to some degree Long term retail consolidation a constraint on demand 
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III. Retail Market Analysis 
Retail Market areas in general 

To add context to the discussion of retail opportunities and their respective market areas for San Ramon, 
TNDG first reviewed conditions in the entire Interstate 680 corridor from Pleasanton (and including Livermore) 
north to the Bay. This region is shown in Exhibit III-1 below. Material that follows in this section generally 
restricts the region under discussion to as far north as Pleasant Hill. The map also shows the pattern of 
projected change in population for the period of 2020 to 2030. Similar maps showing baseline population and 
employment levels and projected change in number of workers are attached at the end of this section 
(Exhibits III-3 through III-5). 



Retail Development Opportunities Analysis 
City of San Ramon 

14 
 

EXHIBIT III-1. PROJECTED POPULATION CHANGE, 2020-2030 FOR I-680 CORRIDOR COMMUNITIES 

Source: Metropolitan Transportation Commission, Projections 2040 by Census Tract, 2019; TNDG. 

 

 

Existing patterns of retail/food-service business sales volumes 

A historic view of retail/food service sales trends in the region is shown on Figure III-1, with per capita taxable 
sales figures adjusted for inflation to 2020 dollars. The data clearly indicate that the combined East Bay 
counties of Alameda and Contra Costa outperform San Ramon in both growth of per capita taxable sales in real 
dollars over time and in amounts. Sales in the East Bay also appear to have been more vulnerable to the 
effects of the pandemic than sales in California as a whole. Interestingly, taxable sales per capita for the 
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combined seven cities in the I-680 corridor (including San Ramon), as discussed below (e.g., Figures II-2 
through II-6), exceeded those of the East Bay region by over 25% in 2020. 

FIGURE III-1. ANNUAL TOTAL TAXABLE SALES PER CAPITA (ADJUSTED TO 2020 DOLLARS FOR INFLATION) 

Source: California Department of Tax and Fee Administration, Taxable Sales, by City and County; TNDG. 

Taxable sales trends by city are shown in Figure III-2. Note that these numbers represent total taxable sales for 
each city, adjusted for inflation as in the preceding chart to reflect 2020 dollars. The data highlight the 
unevenness of sales levels throughout the corridor, both in general and in terms of trends over time, where 
growth in sales has primarily occurred within Walnut Creek, Dublin, and Livermore. Indications that 
Livermore’s taxable sales far outperformed the other cities is likely attributable to the opening of the discount 
shopping center now known as San Francisco Premium Outlets in 2012. Sales at this center could also have 
been particularly vulnerable to declines due to the pandemic, which also clearly shows up within the chart, for 
all cities but especially for Livermore, given that purchases at those stores would have been relatively 
discretionary compared to household essentials. Interestingly, all of the cities that showed the highest levels of 
sales also showed the most drastic rates of decline during the pandemic. 
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FIGURE III--2. TAXABLE SALES TRENDS IN REAL DOLLARS, I-680 CORRIDOR COMMUNITIES 

Source: California Department of Tax and Fee Administration, Taxable Sales, by City; TNDG. 

Hotel and restaurant sales in the corridor communities are shown on Figure III-3, using Economic Census data 
from 2017. The figure also shows populations of the cities and gives a sense of the relative position of each city 
with respect to these sales-activity measures. In the chart, San Ramon has one of the highest populations 
among the cities, but also among the lowest sales in the restaurant categories. It is in the middle/high of the 
range for hotel sales, with Pleasanton clearly leading in that category. In proportion to their populations, 
Dublin, Pleasant Hill, and Walnut Creek surpassed the other communities in the restaurant categories (Full-
Service Restaurants are shown as a subcategory of Restaurants and Other Eating Places). 
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FIGURE III-3. HOTEL AND RESTAURANT SALES, 2017 

Source: Economic Census, Accommodation and Food Services: Summary Statistics for the U.S., States, and Selected 
Geographies, 2017; TNDG. 

Throughout the region, the cities (incorporated and unincorporated) also have very uneven patterns of retail 
activity among themselves, within the various retail categories (see Figure III-4). This means for one thing that 
local demand for various types of goods and services does not match the pattern of existing establishments in 
ways that would otherwise be expected in an unencumbered market. Residents and workers do not always 
have access to necessary and desired goods and services within usual and reasonable travel distances. In these 
circumstances, cross-shopping is also common among residents of neighboring communities. However, the 
situation is even more complicated because these charts do not reflect the considerable amount of sales 
occurring in unincorporated areas of the two counties, amounting to 22 and 36%, respectively, for Alameda 
and Contra Costa Counties. 

Previous studies focused on San Ramon have identified a lack of commercially developable land in the City as 
one cause of this uneven pattern, at least with respect to San Ramon. 
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FIGURE III-4. PER CAPITA TAXABLE SALES BY CATEGORY, I-680 CORRIDOR COMMUNITIES, 2020  

Source: California Department of Tax and Fee Administration, Taxable Sales - Cities by Type of Business (Taxable Table 4); 
TNDG. https://www.cdtfa.ca.gov/dataportal/catalog.htm?subcategory=Taxable%20Sales%20in%20California 

Concentrations of regional-level shopping activity 

Northward from San Ramon, Walnut Creek has regional center stores that include: 

• Nordstrom’s 
• Macy’s 
• Loft Clothing 
• Apple Store 

 
Pleasant Hill has a number of retailers associated with community-level or regional shopping, including: 

• Kohl’s • Dick’s Sporting Goods 
• Marshall’s • Big 5 Sporting Goods 
• Ross Dress for Less • Bed, Bath, and Beyond 
• Burlington • Target 

 
South of San Ramon, Dublin has a strong representation among sporting goods stores, including: 

• REI 
• Big 5 Sporting Goods 
• The Golf Mart 
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Other regional and community-level shopping outlets in Dublin include: 

• Michaels • PetSmart 
• Hobby Lobby • T.J. Maxx 
• Tesla • Best Buy 
• Target  

 
Pleasanton has regional shopping outlets including the following stores at Stoneridge Mall, among others:  

• Macy’s • H&M Clothing 
• Express Clothing • J. Jill women’s clothing 
• Clark’s Shoe Store • Forever 21  
• Pottery Barn • American Eagle 
• ZARA Clothing • Aerie Women’s clothing 
• Torrid Clothing • The Lego Store Stoneridge 
• Windsor women’s clothing • JCPenney 
• Apple • Chico’s 

 
Notably, there are redevelopment plans for Stoneridge that have been put forth and continue to evolve over 
the last several years, which include the designation of housing opportunity sites and redevelopment of major 
retailers’ stores, including Sears and Nordstrom’s, to uses including other retail, fitness, entertainment, and 
office.7 This kind of redevelopment planning and activity is in line with what would be expected for a well-
located traditional regional mall of this vintage (early 1980s).  

In San Ramon, City Center at Bishop Ranch has some regional-level stores, including Pottery Barn and West 
Elm, and some clothing stores that are regional-destination in nature, such as Anthropologie, but the city is 
generally lacking in this type of retail compared to its neighbors. 

Evolving retail industry affects prospects for development 

The increasing role of e-commerce (irrespective of the pandemic), lingering effects of the pandemic, and 
changing consumer preferences over time all challenge the existing viability and future prospects of retail 
activities, disproportionately among the various business categories as well as specific retailers. While these 
impacts tend to be universal across the country, the localized effects play out differently according to such 
factors as the age, configuration, tenant mix, and attractiveness of existing retail centers.  

Recent e-commerce statistics shown on Table III-1 indicate that the overall e-commerce share of retail activity, 
nationally, is between 13 and 14% of sales, with a sizable proportion of the total in Non-Store Retailers,8 as 
would be expected. 

  

 
7 JLL marketing brochure, 2021; Pleasanton Planning Commission Agenda Report, February 27, 2019. 
8 Establishments in this subsector include mail-order houses, vending machine operators, home delivery sales, door-to-
door sales, party plan sales, electronic shopping, and sales through portable stalls (BLS, Industries at a Glance). 
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TABLE III-1. RETAIL SALES THROUGH E-COMMERCE COMPARED TO TOTALS  
2021 Q1 Retail Sales (millions) 

 

Kind of Business Total Store and  
Non-store Sales  

Total  
E-Commerce 

% of major 
category 

% of total 
sales 

Total Retail Trade $1,472,314 $196,808 13.4% 13.37% 
Motor vehicle and parts $354,166 $14,725 4.2% 1.00% 
Furniture, building materials, and electronics $183,240 $26,464 14.4% 1.80% 
Furniture and home furnishings  $4,412 2.4% 0.30% 
Electronics and appliances  $15,988 8.7% 1.09% 
Building materials, garden equipment and supplies  $6,064 3.3% 0.41% 
Clothing and general merchandise $267,936 $31,046 11.6% 2.11% 
Clothing and clothing accessories 

 
$13,180 4.9% 0.90% 

General merchandise 
 

$17,866 6.7% 1.21% 
All other $497,325 $15,341 3.1% 1.04% 
Food and beverage  $6,913 1.4% 0.47% 
Health and personal care  $2,140 0.4% 0.15% 
Sporting goods, hobby, musical instrument, and 
books 

 $2,878 0.6% 0.20% 

Miscellaneous including gasoline stations  $3,410 0.7% 0.23% 
Nonstore retailers $169,647 $109,232 64.4% 7.42% 

Source: Retail Indicators Branch, U.S. Census Bureau, Table 1. Supplemental Estimated Quarterly U.S. Retail Trade Sales - 
Total and E-commerce, 2021 Q1, 2; TNDG. E-commerce sales are defined by the Census Bureau as “sales of goods and 
services where the buyer places an order, or the price and terms of the sale are negotiated, over an Internet, mobile 
device (M-commerce), extranet, Electronic Data Interchange (EDI) network, electronic mail, or other comparable online 
system. Payment may or may not be made online.” Blank cells mean no data available. 

Varying projected growth patterns 

Market-area communities in Alameda County are expected to have considerably higher increases in population 
and employment (especially with respect to Dublin) over the next 10 years than San Ramon and other 
communities in Contra Costa County. Projected household growth is shown on Figure III-5 for the I-680 
corridor cities. All other things being equal, this growth pattern would make Dublin, especially, and Livermore 
and Pleasanton more attractive than San Ramon to prospective retailers and shopping center developers. 
Within the other Contra Costa County I-680 corridor communities, residential and job growth are projected to 
be generally modest with the exception of Walnut Creek. 
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FIGURE III-5. PROJECTED HOUSEHOLD GROWTH THROUGH 2040 FOR I-680 CORRIDOR COMMUNITIES  

Source: Metropolitan Transportation Commission, Projections 2040 by Census Tract, 2019; TNDG. 
https://services3.arcgis.com/i2dkYWmb4wHvYPda/arcgis/rest/services/pba2040_projections_tract_hh_pop/FeatureServ
er 
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Area around San Ramon 

The cities of San Ramon, Danville, Dublin, and Pleasanton, along with the unincorporated community of 
Alamo, are addressed below. Exhibit III-2 shows the boundaries of these communities along with the location 
of some of their primary shopping centers. 

EXHIBIT III-2. SAN RAMON AND SURROUNDING COMMUNITIES 

 
Source: U.S. Census Bureau; USGS GNIS; TNDG. 

San Ramon 

Previously identified retail challenges. Previous studies focused on San Ramon have identified clear evidence 
of retail leakage in numerous categories, including general merchandise, home furnishings, clothing, 
restaurants, and miscellaneous other retail, as well as motor vehicle dealers. This observation is also cursorily 
confirmed by reviewing the per capita sales numbers on Figure III-4, above. Part of this problem relates to the 
current attractiveness and adaptability of some existing centers in the City, including the tendency for center 
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activities to convert from retail uses to service and other non-retail functions. An example of this is in evidence 
at a center which actually has imposed a separate type of challenge to the City: Blackhawk Plaza, a 250,000 
square-foot lifestyle center located in the unincorporated Blackhawk community located less than 1 mile 
beyond the City boundaries, convenient to local residents but not part of the City’s retail inventory. The center 
appears to be undergoing a transition from retail to service functions, which would generally not enhance its 
status as a lifestyle center. In the process, it would also reduce opportunities for existing centers within the 
City to make this transition. 

San Ramon is particularly lacking in auto-related sales. Because of the large sites typically required for 
automobile businesses, attempting to build this capacity in the City may not be a practical option. Even if it 
were, however, auto sales may be challenged in the near future for multiple reasons, including the growing 
popularity of electric vehicles, some of which may be sold in unconventional venues (and tend to require less 
scheduled service of the type typical in current dealerships), and the advent of autonomous vehicles, some of 
which may be deployed in fleets by large providers rather than owned privately. 

Retail strength. San Ramon appears to be capturing patronage from outside the City for the category of 
Building Materials and Garden Equipment and Supplies (Figure III-4). 

Competitive position based on projected growth. Modest growth is projected for San Ramon as well as 
Danville, to the north, while to the south Dublin is expected to add roughly 7,000 households in the next 10 
years. Pleasanton and Livermore combined are expected to add an additional 6,000 households between 2020 
and 2030. San Ramon businesses could capture some additional resident demand based on growth projected 
for unincorporated areas to the east (see also Exhibit III-1). 

Competitive strength due to the presence of local jobs. San Ramon has a relatively high concentration of jobs 
in the City, as indicated by the ratio of the number of jobs to number of households: 1.92 in 2020, which is 
higher than the average for the I-680 corridor cities of 1.48. This relatively high number of jobs supplements 
the customer base for local businesses. 

Danville 

Retail strengths and weaknesses. Danville appears to be capturing patronage from outside the city for the 
category of General Merchandise Stores, and lags other cities in the Building Material category. 

Dublin 

Retail strengths and weaknesses. On a per-capita-sales basis, Dublin outperforms San Ramon in every retail 
category except Food and Beverage Stores. Auto sales are particularly strong there, although Walnut Creek is 
the leader for the region. 

Competitive position based on projected growth. As noted above, Dublin is projected to increase population 
and employment to a considerably greater degree than its neighboring cities (both in absolute numbers and 
rate of growth). 

Pleasanton 

Competitive strength due to the presence of local jobs. Pleasanton has the most jobs of all the I-680 corridor 
cities, at 65,185, and also a considerably higher ratio of jobs to households, at 2.41 in 2020, than all of the 
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other corridor communities. Job growth is projected to be relatively modest, at less than 3% over 10 years, a 
rate similar to projected job growth for San Ramon. 

Retail strengths and weaknesses. On a per-capita-sales basis, Pleasanton outperforms San Ramon in every 
retail category except Building Materials. The relatively high levels of jobs in the city could explain some of this 
competitive advantage, but is unlikely to be a factor in certain categories, particularly Home Furnishings, 
Motor Vehicles, and Clothing. 

Livermore 

Retail strengths. Livermore exhibits strong sales in the General Merchandise category, and in Clothing Stores, 
all of which likely relate primarily to the presence of the San Francisco Premium Outlets shopping center – a 
large center of retail discount stores that appears to be successful but by its nature is not directly competitive 
to stores in San Ramon. 

Alamo 

General retail conditions. Taxable retail sales for this unincorporated community can be estimated by using 
data from the 2017 Census of Retail Trade which, when combined with other sales information for the 
communities within the I-680 corridor, indicate that the retail base in the community generally meets about 
2/3rds of the community’s resident demand. This increment of unmet demand (equivalent to roughly 1,700 
households) will likely be met in stores in neighboring communities, with Walnut Creek establishments having 
the primary advantage based on proximity. Some of this unmet demand could be captured by stores in San 
Ramon. 
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EXHIBIT III-3. BASE EMPLOYMENT, 2020 FOR I-680 CORRIDOR COMMUNITIES 

 
Source: U.S. Census Bureau; Metropolitan Transportation Commission, Projections 2040 by Census Tract, 2019; TNDG. 
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EXHIBIT III-4. BASE POPULATION, 2020 FOR I-680 CORRIDOR COMMUNITIES 

 
Source: U.S. Census Bureau; Metropolitan Transportation Commission, Projections 2040 by Census Tract, 2019; TNDG. 
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EXHIBIT III-5. PROJECTED EMPLOYMENT CHANGE, 2020-2030 FOR I-680 CORRIDOR COMMUNITIES 

 
Source: U.S. Census Bureau; Metropolitan Transportation Commission, Projections 2040 by Census Tract, 2019; TNDG. 

 

Major Trends and Concepts Considered in Retail Demand Analysis 

Future retail development opportunities in San Ramon will be influenced by a mix of countervailing factors, 
including the following: 

• Global trends within the retail industry (negative influence): Brick-and-mortar shopping facilities (and 
the major retail chains that have traditionally served as anchor tenants) have increasingly been 
impacted by the growth in e-commerce and this trend has been exacerbated by the Covid 19 
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pandemic. Whereas this ongoing trend is generally expected to reduce the “footprint” of retail 
buildings (especially in communities such as San Ramon which have not established themselves as 
major regional shopping destinations), opportunities will still exist for specialized commercial districts 
focused on activities that are not directly competing with online shopping (e.g., “experiential retail”). 
As older retail facilities are compelled to reposition themselves in the current market environment 
(potentially downsizing or converting to other land uses), future retail development can focus on these 
specialized shopping/dining/entertainment concepts.  
 

• San Ramon’s substantial existing “leakage” of resident retail demand (potentially a positive factor): 
As documented by TNDG’s retail demand model (see Appendix A), San Ramon currently retains very 
small portions of its resident demand in most retail sales categories. Moreover, the City attracts very 
little external demand from the larger region. Although demand “leakage” is generally considered 
undesirable from a city’s perspective (since it reflects a lack of local shopping/service amenities for 
residents and a loss of potential sales tax revenue for the municipality), it can in some ways be thought 
of as an “untapped potential” that creates opportunities for new development not dependent on 
future population growth. Whereas it is highly unlikely that San Ramon will ever achieve anything close 
to 100% capture of its resident demand (since well-established regionally shopping destinations in 
other communities will likely always attract some of San Ramon’s purchasing power), the magnitude of 
San Ramon’s existing leakage (especially in the sales categories typically associated with destination-
oriented shopping) is so large that even a modest recapture of this demand would translate into 
significant amounts of supportable space. Broader economic trends in the region (e.g., the likely 
transition/downsizing of some retail centers in competitor cities and expected increase in remote 
workers) are likely to create a scenario in which more people are likely to shop closer to home, 
suggesting that a modest recapture of “leaked” resident demand is a feasible prospect for San Ramon. 
 

• Modest projected population growth (generally a constraining factor): San Ramon and the 
immediately surrounding unincorporated communities are largely built out, resulting in the 
expectation of relatively modest future population growth. For the primary retail trade area defined 
for this study (see map on Exhibit III-6), official population forecasts from ABAG suggest an average 
annual growth rate of about 0.6% over the next 20 years (or total growth of about 13% through 2040). 
In percentage terms, this is not what would typically be considered “dynamic” growth. However, it still 
translates to about 12,000 new trade area residents which, over time, will create significant 
incremental demand for resident-serving retail facilities.9 
 

• Expected evolution of Bishop Ranch (potentially a positive factor): Billed as “Northern California’s 
premiere business park,” Bishop Ranch is likely to continue to strongly influence San Ramon’s 
development/business image in the coming years. According to sources interviewed for this study, 

 
9 It should be noted that the ABAG forecasts were formulated prior to the release of data from the 2020 Census. Recently 
released Census estimates indicate that the ABAG forecasts substantially under-predicted population growth in San 
Ramon. San Ramon’s population in 2020 was estimated by the Census at 84,605 persons, whereas the ABAG forecast 
projected a population of only 76,485 by 2020. To adjust for this undercounting, the population forecasts used for this 
analysis apply the ABAG growth rates to higher base-year (2020) population estimates derived from other data sources. In 
any event, the population forecasts in this study are likely to be somewhat conservative, especially given the potential for 
increasing residential development densities in San Ramon. 
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Bishop Ranch is expected to intensify its current development model as a mixed-use complex, toward 
a higher-density “village” that would lend itself to an expanded range of high-caliber employment, 
residential, and “lifestyle” commercial activities. This “next generation” of Bishop Ranch will 
potentially create opportunities to continue to expand upon retail development concepts and tenant 
types not previously well represented in San Ramon (giving credence to the idea that recapture of at 
least a portion of historic demand leakage is a realistic possibility). 
 

Overview of Forecasting Approach 

Given that this market analysis is being conducted in support of the City’s General Plan update, it is 
appropriate for the projections to cover a long-term planning horizon and to reflect a forecasting methodology 
that is relatively aggressive (so as not to underestimate – from a land use planning perspective – the amounts 
of land San Ramon might ultimately need to devote to retail development). TNDG’s retail demand analysis, 
fully documented in Appendices A and B, considers a 20-year forecast period (through 2040) and incorporates 
the following major steps: 

1. Define primary and second market areas (PMA and SMA) from which retail facilities in San Ramon can 
potentially attract market demand; 
 

2. Estimate San Ramon’s existing capture/leakage rates of resident retail demand in each major retail 
sales category; 
 

3. Forecast future development demand (expressed in square footages of supportable retail space) based 
on two scenarios: 
 

a. A “baseline” scenario that calculates incremental demand based strictly on population growth 
(with San Ramon’s capture rates of potential demand projected to remain at the existing 
relatively low levels through 2040); and 
 

b. A “leakage-recapture” scenario that calculates future retail demand based on incremental 
population growth and increased market shares (capture rates). As described below, even 
under the recapture scenario, capture rates are projected to remain well below the theoretical 
maximum of 100%. The assumption of capture rates well below 100% also incorporates the 
expectation that online sales will increasingly impact demand for brick-and-mortar retail 
facilities. 

Summary of Key Findings 

Exhibit III-6 and Tables III-2 through III-5 provide a succinct summary of TNDG’s retail demand analysis (see 
Appendices A and B for details).  

Trade Area Definitions. For purposes of the demand analysis, TNDG has defined the following potential trade 
areas for San Ramon: 

• Primary Market Area (PMA) – the City of San Ramon and the immediately adjacent unincorporated 
communities of Norris Canyon, Camino Tassajara, and Blackhawk  
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• Secondary Market Area (SMA) – the Town of Danville  

As described elsewhere in this report, these trade areas reflect San Ramon’s geographic position within a 
larger regional trade area and the locations of major competitive retail facilities in neighboring communities.  

Exhibit III-6 below provides a map of the PMA and SMA. 
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EXHIBIT III-6. DEFINED MARKET AREAS 

 
Source: TNDG.
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Existing Retail Market Conditions. To put the future demand projections into perspective, Table III-2 highlights 
existing conditions for San Ramon’s existing commercial retail market. As of third quarter 2021, San Ramon 
had an estimated total inventory of approximately 2.7 million square feet of retail space, with a relatively 
healthy vacancy rate of 5.5%. For the 12-month period ended September 30, 2021, net absorption (i.e., the net 
change in occupied retail space) in San Ramon was 61,900 square feet. As a point of context, if that absorption 
rate were maintained over the 20-year forecast horizon of this study, it would translate into demand for 
approximately 1.2 million square feet of new retail space. 

TABLE III-2. SNAPSHOT OF RETAIL MARKET CONDITIONS, CITY OF SAN RAMON, THIRD QUARTER 2021 
 Square Feet 

Total Retail Space 2,700,000 
12-Month Net Absorption 61,900 
Vacancy Rate 5.5% 
Source: CoStar/TRI Commercial. 

The primary shopping centers in San Ramon are shown on Exhibit III- 7 and listed on Table III-3 (on the next 
two pages). Total area for these centers is just under 1.8 million SF. The total retail area of 2.7 million SF (Table 
III-2) includes other smaller centers and freestanding retail space. 
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EXHIBIT III-7. EXISTING SHOPPING CENTERS IN SAN RAMON 

 
Source: TRI Commercial; Loopnet; TNDG. 
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TABLE III-3. EXISTING SHOPPING CENTERS IN SAN RAMON 

# Commercial Center Name Year Built RBA (1) Available 
SF (2) Vacancy Anchor Tenants 

1 Crow Canyon Commons 1980 245,518 18,462 7.5% Sprouts, Ace Hardware, Total Wine, Rite Aid, Big 5 Sporting Goods 
2 The Shops at Bishop Ranch 2000 211,728 6,366 3.0% Whole Foods and Target 
3 The Marketplace at San Ramon 1988 180,217 6,446 3.6% Trader Joe's and CVS 
4 Diablo Plaza 1984-1986 170,835 11,501 6.7% Safeway and CVS 
5 Country Club Village 1994 113,913 16,040 14.1% Walmart Neighborhood Market and CVS 
6 Gateway Centre 1995 110,440 23,786 21.5% Lucky and Dollar Tree Store 
7 The Plaza at Gale Ranch 2007 99,787 9,700 9.7% Safeway 
8 San Ramon Courtyard Center 1997 69,000 9,372 13.6% The Bath Studio, Enterprise Rent-a-car, Crown Billiards 
9 Twin Canyon Shopping Center 1980-1981 57,238 N/A N/A Vijetha Indian Supermarket/Swagruha Foods and Ace Auto Repair 

10 Magnolia Square Shopping 
Center 1989 41,913 2,467 5.9% Petco and Ulta Beauty 

11 Orchard Supply Center 1989 39,213 N/A N/A Sports Basement 
12 San Ramon Square 1979-1980 33,984 N/A N/A Namaste Plaza Indian Supermarket, Mountain Mike’s 
13 Canyon Lakes Shopping Center 1989 28,700 N/A N/A Fusion Cash and Carry (Indian Grocery Store) 
14 Bollinger Crossing 1997-1998 24,910 0 0.0% Clementine's 
15 Norris Canyon Business Park 1989 24,646 12,645 51.3% Wallbeds N More, Erik's Deli, Regal Cinema 
16 Point West Center 1990 17,417 N/A N/A   
17 Crow Canyon Shopping Place 1981 15,404 N/A N/A   

18 City Center Bishop Ranch 2018 285,525 0 0.0% The LOT City Center, Equinox, Pottery Barn, Williams Sonoma and 
West Elm 

Totals / Vacancy 1,770,388   
 
(1) Rentable Building Area (RBA) is compiled from 2017 BAE report. 
(2) Available Square Footage (SF) compiled from TRI Commercial and Loopnet data. 
(3) N/A = Not Available 
Source: TRI Commercial; Loopnet; TNDG. 
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Regional retail market conditions, for areas north and south of San Ramon, are summarized in Table III-4. The 
numbers provide additional context for the retail situation in San Ramon. 

TABLE III-4. RETAIL MARKET SUMMARY, TRI-VALLEY AND CENTRAL CONTRA COSTA 

Market Indicator Tri-Valley 
Central Contra 

Costa 
Total Retail 8,978,306 5,343,927 
Vacancy 8.3% 4.8% 
Market Rents $30.95 $32.14 
Source: Colliers International, Retail Market Report, Spring 2020; CoStar, 
12/13/2021 TRI Commercial (San Ramon figures). 

San Ramon’s Existing Capture of Resident Retail Demand. Table III-5 summarizes San Ramon’s existing 
capture of resident retail demand.10 For each major retail sales category, the table compares theoretical 
demand (based on population and income levels in the PMA) to actual retail sales in San Ramon in 2019 (TNDG 
has chosen 2019 as the base year in order to avoid short-term market distortions that occurred in 2020 due to 
the pandemic). The analysis shows that, overall, San Ramon captures only about half (51%) of its theoretical 
resident demand (note that the capture/leakage calculations on Table III-5 are based solely on demand within 
the Primary Market Area and do not include demand associated the Secondary Market Area).  

For individual sales categories, capture rates range from a low of 17% (i.e., 83% leakage) in the Motor Vehicles 
and Parts Dealers group to over 100% (suggesting some capture of external/SMA demand) in the Building 
Materials/Hardware category. San Ramon’s existing leakage represents “untapped” demand that could 
theoretically support additional retail space in the city. In total, San Ramon’s existing leakage equates to nearly 
1.4 million square of supportable retail space as of the 2019 base year of this analysis. It should be emphasized 
that this is a highly theoretical number (since it is unlikely that San Ramon would ever achieve anything close 
to 100% capture of its resident retail demand), but it is useful for putting the future demand forecasts into 
perspective.  

  

 
10 Note that the leakage analysis summarized on Table III-5 differs somewhat from the summary presented in Chapter 2. 
The Chapter 2 summary strictly focused on demand associated with City residents; whereas Table III-5 reflects a larger 
primary market area that includes San Ramon plus adjacent unincorporated areas. 
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TABLE III-5. ANALYSIS OF EXISTING CAPTURE OF RESIDENT RETAIL DEMAND, SAN RAMON PRIMARY MARKET AREA (PMA) 

Retail Sales Category 

Theoretical 
Demand in 2019 

PMA (1) 
Actual Sales in 

2019 

Effective 
Existing 
Capture 

Rate 

Additional Space 
(Square Feet) 

Supportable by 
Leakage (2) 

Shopper Goods/GAFO (3):     
Clothing and Clothing Accessories $109,643,215  $21,707,211  20% 251,246 
General Merchandise $203,623,113  $71,378,369  35% 377,842 
Home Furnishings and Appliances $78,316,582  $33,878,947  43% 126,965 
Specialty/Other $203,623,113  $88,321,130  43% 329,434 

Subtotal $595,206,022 $215,285,658 36% 1,085,487 
Convenience Goods:     
Food and Beverage $234,949,746  $208,933,243  89% 43,361 
Food Service and Drinking $234,949,746  $132,720,996  56% 170,381 

Subtotal $469,899,491 $341,654,239 73% 213,742 
Heavy Commercial Goods:     
Bldg. Matrl., Garden Equip. and 
Supplies $109,643,215  $118,315,224  108% 0 

Motor Vehicle and Parts Dealers $234,949,746  $39,258,757  17% 88,061(4) 
Gasoline Stations $156,633,164  $92,080,558  59% N/A 

Subtotal $501,226,124 $249,654,539 50% 88,061 
Total $1,566,331,637 $806,594,436 51% 1,387,290 
(1) Primary Market Area (PMA) includes the City of San Ramon and the unincorporated communities of Blackhawk, 
Camino Tassajara, and Norris Canyon. 
(2) Square footages of additional retail space that could theoretically be supported in San Ramon as of 2019 if all 
leakage were fully recaptured. 
(3) GAFO = General Merchandise, Apparel, Furniture and Other. 
(4) Supportable square footage is for Auto Parts stores (not automobile dealerships). 
Source: The Natelson Dale Group, Inc. (See Appendix A) 

Future Capture Rate Scenarios. Table III-6 shows the future capture rate assumptions that have been applied 
to the two forecasting scenarios.  

For the baseline scenario, PMA capture rates for each retail sales category are projected to permanently 
remain at the existing relatively low levels implied by the leakage analysis. Under the baseline scenario, San 
Ramon is projected to capture no significant/net demand from the SMA (with the exception of the Building 
Materials/Hardware category in which San Ramon is currently estimated to capture the equivalent of 15% of 
SMA demand). 

For the more aggressive leakage-recapture scenario, San Ramon’s capture rates of PMA demand are projected 
to modestly increase starting in 2030 (and remain at the higher levels through 2040). The leakage-recapture 
scenario assumes that San Ramon would achieve nominal (2%) capture rates of SMA demand in key 
shopping/dining categories. This scenario also includes a demand “bump” associated with San Ramon’s 
daytime employee population (see Tables B-12 and B-13 of Appendix B).  
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TABLE III-6. CAPTURE RATE SCENARIOS, SAN RAMON TRADE AREAS 

Retail Sales 
Category 

Baseline Scenario (1) (Existing Capture 
Rates Maintained) 

Leakage-Recapture Scenario (2) 
(Increased Capture Rates 2030-2040) 

PMA (3) SMA (4) PMA SMA 
Shopper 
Goods/GAFO     

Clothing and 
Clothing 
Accessories 

20% 0% 35% 2% 

General 
Merchandise 35% 0% 45% 2% 

Home Furnishings 
and Appliances 

43% 0% 50% 2% 

Specialty/Other 43% 0% 50% 2% 
Convenience 
Goods:     

Food and Beverage 89% 0% 95% 0% 
Food Service and 
Drinking 56% 0% 85% 2% 

Heavy Commercial 
Goods:     

Bldg. Matrl., 
Garden Equip. and 
Supplies 

100% 15% 100% 15% 

Motor Vehicle and 
Parts Dealers 17% 0% 17% 0% 

Gasoline Stations 59% 0% 70% 0% 
(1) Baseline scenario calculates incremental retail demand based strictly on projected population growth (capture 
rates remain at existing relatively low levels through 2040). 
(2) Leakage-recapture scenario calculates incremental retail demand based on population growth AND increased 
market shares (capture rates). Even under the recapture scenario, capture rates are well below the theoretical 
maximum of 100%. The assumption of capture rates well below 100% reflects the expectation that online sales 
will increasingly impact demand for brick-and-mortar retail facilities. 
(3) Primary Market Area (PMA) includes the City of San Ramon and the unincorporated communities of 
Blackhawk, Camino Tassajara, and Norris Canyon. 
(4) Secondary Market Area (SMA) includes the Town of Danville. 
Source: The Natelson Dale Group, Inc. (See Appendix A). 

Supportable Square Feet of New/Incremental Retail Space. Table III-7 summarizes TNDG’s 2030 and 2040 
demand projections for the two forecast scenarios.  

Under the more conservative baseline scenario, San Ramon could support 530,000 square feet of additional 
retail space by 2030 and 1.1 million square feet (cumulatively) by 2040. These numbers represent net 
increases over and above the city’s existing retail space inventory.  

Under the leakage-recapture scenario, San Ramon could support 1.1 million square feet of additional retail 
space by 2030 and 1.8 million square feet (cumulatively) by 2040. 
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TABLE III-7. SUPPORTABLE SQUARE FEET OF NEW/INCREMENTAL RETAIL SPACE, CITY OF SAN RAMON 

Retail Sales 
Category 

Baseline Scenario 
(Existing Capture Rates Maintained) 

Leakage-Recapture Scenario 
(Increased Capture Rates 2030-2040) 

2030 2040 2030 2040 
Shopper Goods     
GAFO (1) 207,376 449,203 528,811 864,885 
Convenience 
Goods:     

Food and Beverage 119,641 257,203 162,181 312,251 
Food Service and 
Drinking 73,184 159,740 252,436 391,638 

Subtotal 192,825 416,944 414,617 703,889 
Heavy Commercial 
Goods:     

Bldg. Matrl., 
Garden Equip. and 
Supplies 

123,716 266,766 123,716 266,766 

Automotive Parts* 6,463 13,557 6,463 13,557 
Gasoline Stations N/A N/A N/A N/A 

Subtotal 130,179 280,323 130,179 280,323 
Total Retail Space 530,380 1,146,470 1,073,607 1,849,097 
(1) GAFO = General Merchandise, Apparel, Furniture and Other. 
Source: The Natelson Dale Group, Inc. (See Appendix A). 
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Table A-1
Population Estimates and Projections
San Ramon Retail Trade Area

Area 2019 2020 2021 2025 2026 2030 2035 2040

Primary Market Area 93,281 94,140 95,007 98,555 99,463 100,787 103,807 106,990
Secondary Market Area 42,870 43,092 43,315 44,219 44,448 45,376 46,563 47,781

Total 136,151 137,232 138,322 142,774 143,911 146,163 150,369 154,771

Source: ESRI; ABAG; TNDG.

Table A-2
Per Capita Income Projections
San Ramon Retail Trade Area
In constant dollars

2021
Money income
Primary Market Area $75,248
Secondary Market Area $89,632

Annual Increase Factor 2.00% 2019-2020 only

Area 2019 2020 2021 2025 2026 2030 2035 2040

Primary Market Area $72,377 $73,825 $75,248 $81,451 $83,080 $89,928 $99,288 $109,622
Secondary Market Area $86,213 $87,937 $89,632 $97,021 $98,961 $107,119 $118,268 $130,577

Source: ESRI; TNDG.



Table A-3
Total Income and Potential Retail Sales Projections
San Ramon Retail Trade Area
In thousands of constant dollars

Area 2019 2020 2021 2025 2026 2030 2035 2040

Percent of Income Spent on Retail:
Primary Market Area 23.2% 23.2% 23.2% 23.2% 23.2% 23.2% 23.2% 23.2%
Secondary Market Area 22.2% 22.2% 22.2% 22.2% 22.2% 22.2% 22.2% 22.2%

Total Income:
Primary Market Area $6,751,429 $6,949,877 $7,149,087 $8,027,420 $8,263,373 $9,063,601 $10,306,759 $11,728,508
Secondary Market Area $3,695,941 $3,789,379 $3,882,410 $4,290,157 $4,398,617 $4,860,579 $5,506,844 $6,239,036

Total $10,447,371 $10,739,255 $11,031,497 $12,317,578 $12,661,991 $13,924,180 $15,813,602 $17,967,544

Potential Retail Sales:
Primary Market Area $1,566,332 $1,612,371 $1,658,588 $1,862,362 $1,917,103 $2,102,755 $2,391,168 $2,721,014
Secondary Market Area $820,499 $841,242 $861,895 $952,415 $976,493 $1,079,048 $1,222,519 $1,385,066

Total $2,386,831 $2,453,613 $2,520,483 $2,814,776 $2,893,596 $3,181,804 $3,613,687 $4,106,080

Source: TNDG.



Table A-4
Distribution of Retail Sales by Retail Category
San Ramon Retail Trade Area

%Distribution %Distribution %Distribution %Distribution %Distribution %Distribution %Distribution
Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0%
General Merchandise 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0%
Home Furnishings and Appliances 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0%
Specialty/Other 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0%

Subtotal 38.0% 38.0% 38.0% 38.0% 38.0% 38.0% 38.0% 38.0%

Convenience Goods:
Food and Beverage 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Food Service and Drinking 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Subtotal 30.0% 30.0% 30.0% 30.0% 30.0% 30.0% 30.0% 30.0%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0%
Motor Vehicle and Parts Dealers 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Gasoline Stations 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%

Subtotal 32.0% 32.0% 32.0% 32.0% 32.0% 32.0% 32.0% 32.0%

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Source: TNDG, based on historic trends (2019 taxable sales) reported by the California Department of Tax and Fee Administration for Contra Costa County and California.



Table A-5
Projected Demand for Retail Sales by Major Retail Category
San Ramon Retail Trade Area - Primary Market Area
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $109,643 $112,866 $116,101 $130,365 $134,197 $147,193 $167,382 $190,471
General Merchandise 203,623 209,608 215,616 242,107 249,223 273,358 310,852 353,732
Home Furnishings and Appliances 78,317 80,619 82,929 93,118 95,855 105,138 119,558 136,051
Specialty/Other 203,623 209,608 215,616 242,107 249,223 273,358 310,852 353,732

Subtotal $595,206 $612,701 $630,263 $707,697 $728,499 $799,047 $908,644 $1,033,985

Convenience Goods:
Food and Beverage $234,950 $241,856 $248,788 $279,354 $287,565 $315,413 $358,675 $408,152
Food Service and Drinking 234,950 241,856 248,788 279,354 287,565 315,413 358,675 408,152

Subtotal $469,899 $483,711 $497,576 $558,708 $575,131 $630,827 $717,350 $816,304

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $109,643 $112,866 $116,101 $130,365 $134,197 $147,193 $167,382 $190,471
Motor Vehicle and Parts Dealers 234,950 241,856 248,788 279,354 287,565 315,413 358,675 408,152
Gasoline Stations 156,633 161,237 165,859 186,236 191,710 210,276 239,117 272,101

Subtotal $501,226 $515,959 $530,748 $595,956 $613,473 $672,882 $765,174 $870,724

Total $1,566,332 $1,612,371 $1,658,588 $1,862,362 $1,917,103 $2,102,755 $2,391,168 $2,721,014

Source: TNDG.



Table A-6
Projected Demand for Retail Sales by Major Retail Category
San Ramon Retail Trade Area - Secondary Market Area 
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $57,435 $58,887 $60,333 $66,669 $68,355 $75,533 $85,576 $96,955
General Merchandise 106,665 109,361 112,046 123,814 126,944 140,276 158,928 180,059
Home Furnishings and Appliances 41,025 42,062 43,095 47,621 48,825 53,952 61,126 69,253
Specialty/Other 106,665 109,361 112,046 123,814 126,944 140,276 158,928 180,059

Subtotal $311,790 $319,672 $327,520 $361,918 $371,067 $410,038 $464,557 $526,325

Convenience Goods:
Food and Beverage $123,075 $126,186 $129,284 $142,862 $146,474 $161,857 $183,378 $207,760
Food Service and Drinking 123,075 126,186 129,284 142,862 146,474 161,857 183,378 207,760

Subtotal $246,150 $252,373 $258,569 $285,724 $292,948 $323,715 $366,756 $415,520

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $57,435 $58,887 $60,333 $66,669 $68,355 $75,533 $85,576 $96,955
Motor Vehicle and Parts Dealers 123,075 126,186 129,284 142,862 146,474 161,857 183,378 207,760
Gasoline Stations 82,050 84,124 86,190 95,241 97,649 107,905 122,252 138,507

Subtotal $262,560 $269,197 $275,806 $304,773 $312,478 $345,296 $391,206 $443,221

Total $820,499 $841,242 $861,895 $952,415 $976,493 $1,079,048 $1,222,519 $1,385,066

Source: TNDG.



Table A-7
Potential Capture of Market Area Demand for Retail Sales Expressed in Percentages
San Ramon Retail Trade Area - Primary Market Area

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 20.0%
General Merchandise 35.0% 35.0% 35.0% 35.0% 35.0% 35.0% 35.0% 35.0%
Home Furnishings and Appliances 43.0% 43.0% 43.0% 43.0% 43.0% 43.0% 43.0% 43.0%
Specialty/Other 43.0% 43.0% 43.0% 43.0% 43.0% 43.0% 43.0% 43.0%

Convenience Goods:
Food and Beverage 89.0% 89.0% 89.0% 89.0% 89.0% 89.0% 89.0% 89.0%
Food Service and Drinking 56.0% 56.0% 56.0% 56.0% 56.0% 56.0% 56.0% 56.0%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Motor Vehicle and Parts Dealers 17.0% 17.0% 17.0% 17.0% 17.0% 17.0% 17.0% 17.0%
Gasoline Stations 59.0% 59.0% 59.0% 59.0% 59.0% 59.0% 59.0% 59.0%

Source: TNDG.



Table A-8
Potential Capture of Market Area Demand for Retail Sales Expressed in Percentages
San Ramon Retail Trade Area - Secondary Market Area 

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
General Merchandise 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Home Furnishings and Appliances 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Specialty/Other 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Convenience Goods:
Food and Beverage 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Food Service and Drinking 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Motor Vehicle and Parts Dealers 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Gasoline Stations 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Source: TNDG.



Table A-9
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - Primary Market Area
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $21,929 $22,573 $23,220 $26,073 $26,839 $29,439 $33,476 $38,094
General Merchandise 71,268 73,363 75,466 84,737 87,228 95,675 108,798 123,806
Home Furnishings and Appliances 33,676 34,666 35,660 40,041 41,218 45,209 51,410 58,502
Specialty/Other 87,558 90,132 92,715 104,106 107,166 117,544 133,666 152,105

Subtotal $214,431 $220,734 $227,061 $254,957 $262,451 $287,867 $327,351 $372,507

Convenience Goods:
Food and Beverage $209,105 $215,252 $221,422 $248,625 $255,933 $280,718 $319,221 $363,255
Food Service and Drinking 131,572 135,439 139,321 156,438 161,037 176,631 200,858 228,565

Subtotal $340,677 $350,691 $360,743 $405,064 $416,970 $457,349 $520,079 $591,820

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $109,643 $112,866 $116,101 $130,365 $134,197 $147,193 $167,382 $190,471
Motor Vehicle and Parts Dealers 39,941 41,115 42,294 47,490 48,886 53,620 60,975 69,386
Gasoline Stations 92,414 95,130 97,857 109,879 113,109 124,063 141,079 160,540

Subtotal $241,998 $249,111 $256,252 $287,735 $296,192 $324,876 $369,435 $420,397

Total $797,106 $820,536 $844,055 $947,756 $975,614 $1,070,092 $1,216,865 $1,384,724

Source: TNDG.



Table A-10
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - Secondary Market Area 
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $0 $0 $0 $0 $0 $0 $0 $0
General Merchandise 0 0 0 0 0 0 0 0
Home Furnishings and Appliances 0 0 0 0 0 0 0 0
Specialty/Other 0 0 0 0 0 0 0 0

Subtotal $0 $0 $0 $0 $0 $0 $0 $0

Convenience Goods:
Food and Beverage $0 $0 $0 $0 $0 $0 $0 $0
Food Service and Drinking 0 0 0 0 0 0 0 0

Subtotal $0 $0 $0 $0 $0 $0 $0 $0

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $8,615 $8,833 $9,050 $10,000 $10,253 $11,330 $12,836 $14,543
Motor Vehicle and Parts Dealers 0 0 0 0 0 0 0 0
Gasoline Stations 0 0 0 0 0 0 0 0

Subtotal $8,615 $8,833 $9,050 $10,000 $10,253 $11,330 $12,836 $14,543

Total $8,615 $8,833 $9,050 $10,000 $10,253 $11,330 $12,836 $14,543

Source: TNDG.



Table A-11
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - All Market Areas Combined
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $21,929 $22,573 $23,220 $26,073 $26,839 $29,439 $33,476 $38,094
General Merchandise 71,268 73,363 75,466 84,737 87,228 95,675 108,798 123,806
Home Furnishings and Appliances 33,676 34,666 35,660 40,041 41,218 45,209 51,410 58,502
Specialty/Other 87,558 90,132 92,715 104,106 107,166 117,544 133,666 152,105

Subtotal $214,431 $220,734 $227,061 $254,957 $262,451 $287,867 $327,351 $372,507

Convenience Goods:
Food and Beverage $209,105 $215,252 $221,422 $248,625 $255,933 $280,718 $319,221 $363,255
Food Service and Drinking 131,572 135,439 139,321 156,438 161,037 176,631 200,858 228,565

Subtotal $340,677 $350,691 $360,743 $405,064 $416,970 $457,349 $520,079 $591,820

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $118,258 $121,699 $125,151 $140,366 $144,450 $158,523 $180,218 $205,014
Motor Vehicle and Parts Dealers 39,941 41,115 42,294 47,490 48,886 53,620 60,975 69,386
Gasoline Stations 92,414 95,130 97,857 109,879 113,109 124,063 141,079 160,540

Subtotal $250,613 $257,944 $265,302 $297,735 $306,446 $336,206 $382,272 $434,940

Total $805,721 $829,369 $853,105 $957,756 $985,867 $1,081,422 $1,229,702 $1,399,267

Source: TNDG.



Table A-12
"Extra" Daytime Population with Employment Pattern
San Ramon Retail Trade Area

Retail Category
Factor

Shopper Goods:
Clothing and Clothing Accessories 1.00
General Merchandise 1.00
Home Furnishings and Appliances 1.00
Specialty/Other 1.00

Convenience Goods:
Food and Beverage 1.00
Food Services and Drinking 1.00

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 1.00
Motor Vehicle and Parts Dealers 1.00
Gasoline Stations 1.00

Source: TNDG.



Table A-13
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - Resident and Tourist/Visitor Demand Combined
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $21,929 $22,573 $23,220 $26,073 $26,839 $29,439 $33,476 $38,094
General Merchandise 71,268 73,363 75,466 84,737 87,228 95,675 108,798 123,806
Home Furnishings and Appliances 33,676 34,666 35,660 40,041 41,218 45,209 51,410 58,502
Specialty/Other 87,558 90,132 92,715 104,106 107,166 117,544 133,666 152,105

Subtotal $214,431 $220,734 $227,061 $254,957 $262,451 $287,867 $327,351 $372,507

Convenience Goods:
Food and Beverage $209,105 $215,252 $221,422 $248,625 $255,933 $280,718 $319,221 $363,255
Food Service and Drinking 131,572 135,439 139,321 156,438 161,037 176,631 200,858 228,565

Subtotal $340,677 $350,691 $360,743 $405,064 $416,970 $457,349 $520,079 $591,820

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $118,258 $121,699 $125,151 $140,366 $144,450 $158,523 $180,218 $205,014
Motor Vehicle and Parts Dealers 39,941 41,115 42,294 47,490 48,886 53,620 60,975 69,386
Gasoline Stations 92,414 95,130 97,857 109,879 113,109 124,063 141,079 160,540

Subtotal $250,613 $257,944 $265,302 $297,735 $306,446 $336,206 $382,272 $434,940

Total $805,721 $829,369 $853,105 $957,756 $985,867 $1,081,422 $1,229,702 $1,399,267

Source: TNDG.



Table A-14
Comparison of Potential Retail Demand with Estimated Sales
City of San Ramon
in thousands of constant dollars
(Using 2019 figures to avoid Covid distortions)

2019 Expected Percent
Retail Category 2019 Estimated Less Actual/

Demand Sales Actual Expected
Shopper Goods:
Clothing and Clothing Accessories $21,929 $21,707 $221 99.0%
General Merchandise $71,268 71,378 (110) 100.2%
Home Furnishings and Appliances $33,676 33,879 (203) 100.6%
Specialty/Other $87,558 88,321 (763) 100.9%

Subtotal $214,431 $215,286 ($855) 100.4%

Convenience Goods:
Food and Beverage $209,105 $208,933 $172 99.9%
Food Service and Drinking $131,572 132,721 (1,149) 100.9%

Subtotal $340,677 $341,654 ($977) 100.3%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $118,258 $118,315 ($57) 100.0%
Motor Vehicle and Parts Dealers $39,941 39,259 683 98.3%
Gasoline Stations $92,414 92,081 333 99.6%

Subtotal $250,613 $249,655 $959 99.6%

Total $805,721 $806,594 ($873) 100.1%

Source: CDTFA; TNDG.



Table A-15
Net New Supportable Retail Sales (based on 2019 existing sales)
City of San Ramon
in thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $221 $866 $1,513 $4,366 $5,132 $7,731 $11,769 $16,387
General Merchandise (110) 1,985 4,087 13,359 15,850 24,297 37,420 52,428
Home Furnishings and Appliances (203) 787 1,781 6,162 7,339 11,330 17,531 24,623
Specialty/Other (763) 1,810 4,394 15,785 18,845 29,223 45,345 63,784

Subtotal ($855) $5,448 $11,775 $39,672 $47,166 $72,582 $112,065 $157,221

Convenience Goods:
Food and Beverage $172 $6,318 $12,488 $39,692 $47,000 $71,785 $110,288 $154,322
Food Service and Drinking (1,149) 2,718 6,600 23,717 28,316 43,910 68,137 95,844

Subtotal ($977) $9,037 $19,089 $63,409 $75,316 $115,695 $178,425 $250,166

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies ($57) $3,384 $6,836 $22,050 $26,135 $40,208 $61,903 $86,699
Motor Vehicle and Parts Dealers 683 1,857 3,035 8,231 9,627 14,362 21,716 30,127
Gasoline Stations 333 3,049 5,776 17,799 21,028 31,982 48,998 68,459

Subtotal $959 $8,290 $15,647 $48,081 $56,791 $86,551 $132,617 $185,285

Total ($873) $22,774 $46,511 $151,162 $179,272 $274,828 $423,107 $592,673

Source: TNDG.



Table A-16
Sales Per Square Foot Standards
San Ramon Retail Trade Area
Expressed in Sales/Square Feet

Retail Category Sales/Square Feet

GAFO* $350
Food and Beverage $600
Food Service and Drinking $600
Bldg. Matrl. and Garden Equip. and Supplies $325
Automotive Parts $200

*GAFO: General Merchandise, Apparel, Furniture/Appliances, Other/Specialty

Source: Retail Maxim; Urban Land Institute (ULI); TNDG.



Table A-17
Net Demand for Retail Space
City of San Ramon
Expressed in Square Feet

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
GAFO (2,442) 15,566 33,643 113,348 134,759 207,376 320,186 449,203

Convenience Goods:
Food and Beverage 287 10,531 20,814 66,153 78,333 119,641 183,813 257,203
Food Service and Drinking (1,915) 4,530 11,001 39,529 47,193 73,184 113,562 159,740

Subtotal (1,629) 15,061 31,814 105,682 125,526 192,825 297,375 416,944

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies (175) 10,412 21,033 67,848 80,416 123,716 190,471 266,766
Automotive Parts* 307 836 1,366 3,704 4,332 6,463 9,772 13,557
Gasoline Stations N/A N/A N/A N/A N/A N/A N/A N/A

Subtotal 133 11,247 22,399 71,552 84,748 130,179 200,243 280,323

Total Retail Space (3,938) 41,874 87,857 290,582 345,033 530,380 817,804 1,146,470

*Assumes that automotive parts stores account for 9% of sales in overall Automotive group category (based on statewide average).

Source: TNDG.
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Table B-1
Population Estimates and Projections
San Ramon Retail Trade Area

Area 2019 2020 2021 2025 2026 2030 2035 2040

Primary Market Area 93,281 94,140 95,007 98,555 99,463 100,787 103,807 106,990
Secondary Market Area 42,870 43,092 43,315 44,219 44,448 45,376 46,563 47,781

Total 136,151 137,232 138,322 142,774 143,911 146,163 150,369 154,771

Source: ESRI; ABAG; TNDG.

Table B-2
Per Capita Income Projections
San Ramon Retail Trade Area
In constant dollars

2021
Money income
Primary Market Area $75,248
Secondary Market Area $89,632

Annual Increase Factor 2.00% 2019-2020 only

Area 2019 2020 2021 2025 2026 2030 2035 2040

Primary Market Area $72,377 $73,825 $75,248 $81,451 $83,080 $89,928 $99,288 $109,622
Secondary Market Area $86,213 $87,937 $89,632 $97,021 $98,961 $107,119 $118,268 $130,577

Source: ESRI; TNDG.



Table B-3
Total Income and Potential Retail Sales Projections
San Ramon Retail Trade Area
In thousands of constant dollars

Area 2019 2020 2021 2025 2026 2030 2035 2040

Percent of Income Spent on Retail:
Primary Market Area 23.2% 23.2% 23.2% 23.2% 23.2% 23.2% 23.2% 23.2%
Secondary Market Area 22.2% 22.2% 22.2% 22.2% 22.2% 22.2% 22.2% 22.2%

Total Income:
Primary Market Area $6,751,429 $6,949,877 $7,149,087 $8,027,420 $8,263,373 $9,063,601 $10,306,759 $11,728,508
Secondary Market Area $3,695,941 $3,789,379 $3,882,410 $4,290,157 $4,398,617 $4,860,579 $5,506,844 $6,239,036

Total $10,447,371 $10,739,255 $11,031,497 $12,317,578 $12,661,991 $13,924,180 $15,813,602 $17,967,544

Potential Retail Sales:
Primary Market Area $1,566,332 $1,612,371 $1,658,588 $1,862,362 $1,917,103 $2,102,755 $2,391,168 $2,721,014
Secondary Market Area $820,499 $841,242 $861,895 $952,415 $976,493 $1,079,048 $1,222,519 $1,385,066

Total $2,386,831 $2,453,613 $2,520,483 $2,814,776 $2,893,596 $3,181,804 $3,613,687 $4,106,080

Source: TNDG.



Table B-4
Distribution of Retail Sales by Retail Category
San Ramon Retail Trade Area

%Distribution %Distribution %Distribution %Distribution %Distribution %Distribution %Distribution
Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0%
General Merchandise 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0%
Home Furnishings and Appliances 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0%
Specialty/Other 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0% 13.0%

Subtotal 38.0% 38.0% 38.0% 38.0% 38.0% 38.0% 38.0% 38.0%

Convenience Goods:
Food and Beverage 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Food Service and Drinking 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%

Subtotal 30.0% 30.0% 30.0% 30.0% 30.0% 30.0% 30.0% 30.0%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0%
Motor Vehicle and Parts Dealers 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Gasoline Stations 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0% 10.0%

Subtotal 32.0% 32.0% 32.0% 32.0% 32.0% 32.0% 32.0% 32.0%

Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Source: TNDG, based on historic trends (2019 taxable sales) reported by the California Department of Tax and Fee Administration for Contra Costa County and California.



Table B-5
Projected Demand for Retail Sales by Major Retail Category
San Ramon Retail Trade Area - Primary Market Area
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $109,643 $112,866 $116,101 $130,365 $134,197 $147,193 $167,382 $190,471
General Merchandise 203,623 209,608 215,616 242,107 249,223 273,358 310,852 353,732
Home Furnishings and Appliances 78,317 80,619 82,929 93,118 95,855 105,138 119,558 136,051
Specialty/Other 203,623 209,608 215,616 242,107 249,223 273,358 310,852 353,732

Subtotal $595,206 $612,701 $630,263 $707,697 $728,499 $799,047 $908,644 $1,033,985

Convenience Goods:
Food and Beverage $234,950 $241,856 $248,788 $279,354 $287,565 $315,413 $358,675 $408,152
Food Service and Drinking 234,950 241,856 248,788 279,354 287,565 315,413 358,675 408,152

Subtotal $469,899 $483,711 $497,576 $558,708 $575,131 $630,827 $717,350 $816,304

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $109,643 $112,866 $116,101 $130,365 $134,197 $147,193 $167,382 $190,471
Motor Vehicle and Parts Dealers 234,950 241,856 248,788 279,354 287,565 315,413 358,675 408,152
Gasoline Stations 156,633 161,237 165,859 186,236 191,710 210,276 239,117 272,101

Subtotal $501,226 $515,959 $530,748 $595,956 $613,473 $672,882 $765,174 $870,724

Total $1,566,332 $1,612,371 $1,658,588 $1,862,362 $1,917,103 $2,102,755 $2,391,168 $2,721,014

Source: TNDG.



Table B-6
Projected Demand for Retail Sales by Major Retail Category
San Ramon Retail Trade Area - Secondary Market Area 
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $57,435 $58,887 $60,333 $66,669 $68,355 $75,533 $85,576 $96,955
General Merchandise 106,665 109,361 112,046 123,814 126,944 140,276 158,928 180,059
Home Furnishings and Appliances 41,025 42,062 43,095 47,621 48,825 53,952 61,126 69,253
Specialty/Other 106,665 109,361 112,046 123,814 126,944 140,276 158,928 180,059

Subtotal $311,790 $319,672 $327,520 $361,918 $371,067 $410,038 $464,557 $526,325

Convenience Goods:
Food and Beverage $123,075 $126,186 $129,284 $142,862 $146,474 $161,857 $183,378 $207,760
Food Service and Drinking 123,075 126,186 129,284 142,862 146,474 161,857 183,378 207,760

Subtotal $246,150 $252,373 $258,569 $285,724 $292,948 $323,715 $366,756 $415,520

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $57,435 $58,887 $60,333 $66,669 $68,355 $75,533 $85,576 $96,955
Motor Vehicle and Parts Dealers 123,075 126,186 129,284 142,862 146,474 161,857 183,378 207,760
Gasoline Stations 82,050 84,124 86,190 95,241 97,649 107,905 122,252 138,507

Subtotal $262,560 $269,197 $275,806 $304,773 $312,478 $345,296 $391,206 $443,221

Total $820,499 $841,242 $861,895 $952,415 $976,493 $1,079,048 $1,222,519 $1,385,066

Source: TNDG.



Table B-7
Potential Capture of Market Area Demand for Retail Sales Expressed in Percentages
San Ramon Retail Trade Area - Primary Market Area

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories 20.0% 20.0% 20.0% 20.0% 20.0% 35.0% 35.0% 35.0%
General Merchandise 35.0% 35.0% 35.0% 35.0% 35.0% 45.0% 45.0% 45.0%
Home Furnishings and Appliances 43.0% 43.0% 43.0% 43.0% 43.0% 50.0% 50.0% 50.0%
Specialty/Other 43.0% 43.0% 43.0% 43.0% 43.0% 50.0% 50.0% 50.0%

Convenience Goods:
Food and Beverage 89.0% 89.0% 89.0% 89.0% 89.0% 95.0% 95.0% 95.0%
Food Service and Drinking 56.0% 56.0% 56.0% 56.0% 56.0% 85.0% 85.0% 85.0%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%
Motor Vehicle and Parts Dealers 17.0% 17.0% 17.0% 17.0% 17.0% 17.0% 17.0% 17.0%
Gasoline Stations 59.0% 59.0% 59.0% 59.0% 59.0% 70.0% 70.0% 70.0%

Source: TNDG.



Table B-8
Potential Capture of Market Area Demand for Retail Sales Expressed in Percentages
San Ramon Retail Trade Area - Secondary Market Area 

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories 0.0% 0.0% 0.0% 2.0% 2.0% 2.0% 2.0% 2.0%
General Merchandise 0.0% 0.0% 0.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Home Furnishings and Appliances 0.0% 0.0% 0.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Specialty/Other 0.0% 0.0% 0.0% 2.0% 2.0% 2.0% 2.0% 2.0%

Convenience Goods:
Food and Beverage 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Food Service and Drinking 0.0% 0.0% 0.0% 2.0% 2.0% 2.0% 2.0% 2.0%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0% 15.0%
Motor Vehicle and Parts Dealers 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Gasoline Stations 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Source: TNDG.



Table B-9
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - Primary Market Area
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $21,929 $22,573 $23,220 $26,073 $26,839 $51,518 $58,584 $66,665
General Merchandise 71,268 73,363 75,466 84,737 87,228 123,011 139,883 159,179
Home Furnishings and Appliances 33,676 34,666 35,660 40,041 41,218 52,569 59,779 68,025
Specialty/Other 87,558 90,132 92,715 104,106 107,166 136,679 155,426 176,866

Subtotal $214,431 $220,734 $227,061 $254,957 $262,451 $363,777 $413,672 $470,735

Convenience Goods:
Food and Beverage $209,105 $215,252 $221,422 $248,625 $255,933 $299,643 $340,741 $387,744
Food Service and Drinking 131,572 135,439 139,321 156,438 161,037 268,101 304,874 346,929

Subtotal $340,677 $350,691 $360,743 $405,064 $416,970 $567,744 $645,615 $734,674

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $109,643 $112,866 $116,101 $130,365 $134,197 $147,193 $167,382 $190,471
Motor Vehicle and Parts Dealers 39,941 41,115 42,294 47,490 48,886 53,620 60,975 69,386
Gasoline Stations 92,414 95,130 97,857 109,879 113,109 147,193 167,382 190,471

Subtotal $241,998 $249,111 $256,252 $287,735 $296,192 $348,006 $395,738 $450,328

Total $797,106 $820,536 $844,055 $947,756 $975,614 $1,279,527 $1,455,026 $1,655,737

Source: TNDG.



Table B-10
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - Secondary Market Area 
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $0 $0 $0 $1,333 $1,367 $1,511 $1,712 $1,939
General Merchandise 0 0 0 2,476 2,539 2,806 3,179 3,601
Home Furnishings and Appliances 0 0 0 952 976 1,079 1,223 1,385
Specialty/Other 0 0 0 2,476 2,539 2,806 3,179 3,601

Subtotal $0 $0 $0 $7,238 $7,421 $8,201 $9,291 $10,527

Convenience Goods:
Food and Beverage $0 $0 $0 $0 $0 $0 $0 $0
Food Service and Drinking 0 0 0 2,857 2,929 3,237 3,668 4,155

Subtotal $0 $0 $0 $2,857 $2,929 $3,237 $3,668 $4,155

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $8,615 $8,833 $9,050 $10,000 $10,253 $11,330 $12,836 $14,543
Motor Vehicle and Parts Dealers 0 0 0 0 0 0 0 0
Gasoline Stations 0 0 0 0 0 0 0 0

Subtotal $8,615 $8,833 $9,050 $10,000 $10,253 $11,330 $12,836 $14,543

Total $8,615 $8,833 $9,050 $20,096 $20,604 $22,768 $25,795 $29,225

Source: TNDG.



Table B-11
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - All Market Areas Combined
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $21,929 $22,573 $23,220 $27,406 $28,207 $53,028 $60,295 $68,604
General Merchandise 71,268 73,363 75,466 87,214 89,767 125,817 143,062 162,780
Home Furnishings and Appliances 33,676 34,666 35,660 40,993 42,194 53,648 61,002 69,410
Specialty/Other 87,558 90,132 92,715 106,582 109,705 139,485 158,604 180,467

Subtotal $214,431 $220,734 $227,061 $262,196 $269,873 $371,977 $422,963 $481,262

Convenience Goods:
Food and Beverage $209,105 $215,252 $221,422 $248,625 $255,933 $299,643 $340,741 $387,744
Food Service and Drinking 131,572 135,439 139,321 159,296 163,966 271,338 308,541 351,084

Subtotal $340,677 $350,691 $360,743 $407,921 $419,899 $570,981 $649,283 $738,829

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $118,258 $121,699 $125,151 $140,366 $144,450 $158,523 $180,218 $205,014
Motor Vehicle and Parts Dealers 39,941 41,115 42,294 47,490 48,886 53,620 60,975 69,386
Gasoline Stations 92,414 95,130 97,857 109,879 113,109 147,193 167,382 190,471

Subtotal $250,613 $257,944 $265,302 $297,735 $306,446 $359,336 $408,575 $464,871

Total $805,721 $829,369 $853,105 $967,852 $996,218 $1,302,295 $1,480,821 $1,684,962

Source: TNDG.



Table B-12
"Extra" Daytime Population with Employment Pattern
San Ramon Retail Trade Area

Retail Category
Factor

Shopper Goods:
Clothing and Clothing Accessories 1.07                 
General Merchandise 1.11                 
Home Furnishings and Appliances 1.05                 
Specialty/Other 1.06                 

Convenience Goods:
Food and Beverage 1.02                 
Food Services and Drinking 1.05                 

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies 1.00                 
Motor Vehicle and Parts Dealers 1.00                 
Gasoline Stations 1.10                 

Source: TNDG.



Table B-13
Potential Capture of Market Area Demand for Retail Sales
San Ramon Retail Trade Area - Resident and Tourist/Visitor Demand Combined
In thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $21,929 $22,573 $23,220 $29,336 $30,192 $56,761 $64,540 $73,433
General Merchandise 71,268 73,363 75,466 97,141 99,985 140,138 159,346 181,309
Home Furnishings and Appliances 33,676 34,666 35,660 42,946 44,204 56,204 63,908 72,717
Specialty/Other 87,558 90,132 92,715 112,529 115,826 147,267 167,453 190,536

Subtotal $214,431 $220,734 $227,061 $281,952 $290,207 $400,370 $455,247 $517,995

Convenience Goods:
Food and Beverage $209,105 $215,252 $221,422 $254,101 $261,570 $306,242 $348,246 $396,284
Food Service and Drinking 131,572 135,439 139,321 166,836 171,728 284,183 323,147 367,704

Subtotal $340,677 $350,691 $360,743 $420,937 $433,298 $590,425 $671,393 $763,988

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $118,258 $121,699 $125,151 $140,366 $144,450 $158,523 $180,218 $205,014
Motor Vehicle and Parts Dealers 39,941 41,115 42,294 47,490 48,886 53,620 60,975 69,386
Gasoline Stations 92,414 95,130 97,857 120,323 123,860 161,183 183,291 208,575

Subtotal $250,613 $257,944 $265,302 $308,179 $317,196 $373,327 $424,484 $482,975

Total $805,721 $829,369 $853,105 $1,011,068 $1,040,701 $1,364,121 $1,551,124 $1,764,958

Source: TNDG.



Table B-14
Comparison of Potential Retail Demand with Estimated Sales
City of San Ramon
in thousands of constant dollars
(Using 2019 figures to avoid Covid distortions)

2019 Expected Percent
Retail Category 2019 Estimated Less Actual/

Demand Sales Actual Expected
Shopper Goods:
Clothing and Clothing Accessories $21,929 $21,707 $221 99.0%
General Merchandise $71,268 71,378 (110) 100.2%
Home Furnishings and Appliances $33,676 33,879 (203) 100.6%
Specialty/Other $87,558 88,321 (763) 100.9%

Subtotal $214,431 $215,286 ($855) 100.4%

Convenience Goods:
Food and Beverage $209,105 $208,933 $172 99.9%
Food Service and Drinking $131,572 132,721 (1,149) 100.9%

Subtotal $340,677 $341,654 ($977) 100.3%

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies $118,258 $118,315 ($57) 100.0%
Motor Vehicle and Parts Dealers $39,941 39,259 683 98.3%
Gasoline Stations $92,414 92,081 333 99.6%

Subtotal $250,613 $249,655 $959 99.6%

Total $805,721 $806,594 ($873) 100.1%

Source: CDTFA; TNDG.



Table B-15
Net New Supportable Retail Sales (based on 2019 existing sales)
City of San Ramon
in thousands of constant dollars

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
Clothing and Clothing Accessories $221 $866 $1,513 $7,628 $8,485 $35,054 $42,832 $51,726
General Merchandise (110) 1,985 4,087 25,763 28,607 68,760 87,968 109,931
Home Furnishings and Appliances (203) 787 1,781 9,067 10,325 22,325 30,029 38,838
Specialty/Other (763) 1,810 4,394 24,208 27,505 58,946 79,132 102,215

Subtotal ($855) $5,448 $11,775 $66,666 $74,921 $185,084 $239,961 $302,710

Convenience Goods:
Food and Beverage $172 $6,318 $12,488 $45,168 $52,637 $97,309 $139,313 $187,351
Food Service and Drinking (1,149) 2,718 6,600 34,115 39,007 151,462 190,426 234,983

Subtotal ($977) $9,037 $19,089 $79,283 $91,643 $248,770 $329,738 $422,333

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies ($57) $3,384 $6,836 $22,050 $26,135 $40,208 $61,903 $86,699
Motor Vehicle and Parts Dealers 683 1,857 3,035 8,231 9,627 14,362 21,716 30,127
Gasoline Stations 333 3,049 5,776 28,243 31,779 69,103 91,211 116,494

Subtotal $959 $8,290 $15,647 $58,525 $67,542 $123,672 $174,830 $233,321

Total ($873) $22,774 $46,511 $204,473 $234,106 $557,526 $744,529 $958,364

Source: TNDG.



Table B-16
Sales Per Square Foot Standards
San Ramon Retail Trade Area
Expressed in Sales/Square Feet

Retail Category Sales/Square Feet

GAFO* $350
Food and Beverage $600
Food Service and Drinking $600
Bldg. Matrl. and Garden Equip. and Supplies $325
Automotive Parts $200

*GAFO: General Merchandise, Apparel, Furniture/Appliances, Other/Specialty

Source: Retail Maxim; Urban Land Institute (ULI); TNDG.



Table B-17
Net Demand for Retail Space
City of San Ramon
Expressed in Square Feet

Retail Category 2019 2020 2021 2025 2026 2030 2035 2040

Shopper Goods:
GAFO (2,442) 15,566 33,643 190,474 214,061 528,811 685,604 864,885

Convenience Goods:
Food and Beverage 287 10,531 20,814 75,279 87,728 162,181 232,188 312,251
Food Service and Drinking (1,915) 4,530 11,001 56,859 65,011 252,436 317,376 391,638

Subtotal (1,629) 15,061 31,814 132,138 152,739 414,617 549,564 703,889

Heavy Commercial Goods:
Bldg. Matrl. and Garden Equip. and Supplies (175) 10,412 21,033 67,848 80,416 123,716 190,471 266,766
Automotive Parts* 307 836 1,366 3,704 4,332 6,463 9,772 13,557
Gasoline Stations N/A N/A N/A N/A N/A N/A N/A N/A

Subtotal 133 11,247 22,399 71,552 84,748 130,179 200,243 280,323

Total Retail Space (3,938) 41,874 87,857 394,164 451,548 1,073,607 1,435,411 1,849,097

*Assumes that automotive parts stores account for 9% of sales in overall Automotive group category (based on statewide average).

Source: TNDG.
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APPENDIX C 

Prospective Retail Tenants 



Store Name Category 

Existing San 
Ramon 

location? 
(Y/N) East Bay Location(s) if not in San Ramon Nearest Location(s) if Not in East Bay

American Eagle Outfitters Apparel and Accessories N Pleasanton, Livermore
Ann Taylor Apparel and Accessories N Pleasanton
Athleta Apparel and Accessories Y
Bootbarn Apparel and Accessories N Livermore, Brentwood
Fossil Apparel and Accessories N Livermore
Francesca's Apparel and Accessories N Pleasanton, Lafayette
H&M Apparel and Accessories N Concord, Dublin, Hayward, Livermore
Indochino Apparel and Accessories N San Francisco, San Jose, Roseville
Justice Apparel and Accessories N Concord, Pleasanton
Lane Bryant Apparel and Accessories N Pleasanton, Fremont
Lululemon Apparel and Accessories N Pleasanton, Walnut Creek, Berkeley
Nine West Apparel and Accessories N Alameda
Off Broadway Apparel and Accessories N Sacramento
Old Navy Apparel and Accessories N San Leandro, Walnut Creek, Livermore
PacSun Apparel and Accessories N Livermore
Rack Room Shoes Apparel and Accessories N Livermore
Skechers Apparel and Accessories N Livermore, San Leandro, Concord, Oakland
Torrid Apparel and Accessories N Livermore, Hayward, Brentwood, Concord, 

Newark
Under Armour Apparel and Accessories N Livermore
WSS Shoes Apparel and Accessories N Oakland
AutoZone Automotive N Pleasanton
Les Schwab Tire Center Automotive N Livermore, Fremont, Concord, Brentwood, 

Oakley, Martinez
O'Reilly Auto Parts Automotive Y
Big Lots Discount/Dollar Stores N Dublin
Dollar General Discount/Dollar Stores N Concord, Brentwood
Dollar Tree Discount/Dollar Stores Y
CVS Drug Store Y
 Zpizza Tap Room Eating and Drinking N
Arby's Eating and Drinking N Tracy, San Jose, Fairfield
Ben & Jerry's Eating and Drinking N Oakland, Berkeley
Blaze Pizza Eating and Drinking Y
Buffalo Wild Wings Eating and Drinking N Dublin, Livermore, Hayward, Union City, Concord, 

Brentwood, Fremont 
Café Rio Mexican Grill Eating and Drinking N
Capriotti's Eating and Drinking N

All existing locations are in southern California

No existing locations within 50 miles of San Ramon



Store Name Category 

Existing San 
Ramon 

location? 
(Y/N) East Bay Location(s) if not in San Ramon Nearest Location(s) if Not in East Bay

Carino's Eating and Drinking N Fairfield 
Carl's Jr. Eating and Drinking Y
Charley's Grilled Subs Eating and Drinking N Hayward, Concord, Antioch, Brentwood, Newark

Chick-Fil-A Eating and Drinking N Pleasanton, Walnut Creek, Fremont, Livermore, 
Pittsburg

Coffee Bean & Tea Leaf Eating and Drinking N
Cracker Barrel Eating and Drinking N Sacramento
Dickey's Barbecue Pit Eating and Drinking N San Jose
Dunkin' Donuts Eating and Drinking N Walnut Creek, Concord, Oakland, Fremont, 

Pittsburg
Dutch Bros. Coffee Eating and Drinking N Brentwood, Oakley
Einstein Bros Eating and Drinking N Hayward
Famous Dave's Eating and Drinking N Hayward, Alameda
Farmer Boys Eating and Drinking N
Firehouse Subs Eating and Drinking N Fremont, Alameda San Jose, Stockton, Vacaville, Novato 
Five Guys Burgers & Fries Eating and Drinking N Dublin, Danville, Pleasant Hill,  Hayward, Pinole, 

Concord, Fremont, Alameda, Brentwood

Golden Corral Eating and Drinking N Concord
Great Steak Eating and Drinking N San Francisco, Daly City
Hungry Howie's Eating and Drinking N
In-Out-Burger Eating and Drinking Y
It's a Grind Eating and Drinking N Oakland, San Leandro
Jack in the Box Eating and Drinking N 22 locations in East Bay
Jersey Mike's Subs Eating and Drinking N Dublin, Danville, Pleasanton, San Pablo
Joe's Crab Shack Eating and Drinking N Sacramento
Johnny Rockets Eating and Drinking N Livermore, San Jose, Vallejo
Juice it Up! Eating and Drinking N
Krispy Kreme Eating and Drinking N Union City, Brentwood, Concord, Fremont
L&L Hawaiian Barbeque Eating and Drinking N Union City, Pleasanton, Hayward, Castro Valley, 

Antioch
Macaroni Grill Eating and Drinking N Milpitas, Roseville, Stockton
Maggiano's Eating and Drinking N San Jose
Marie Calendar's Eating and Drinking N Sunnyvale
McCormick & Schmick's Eating and Drinking N San Francisco 
McDonald's Eating and Drinking Y
MOD Pizza Eating and Drinking Y

No existing locations within 50 miles of San Ramon

All existing locations are in southern California

All existing locations are in southern California

No existing locations within 50 miles of San Ramon



Store Name Category 

Existing San 
Ramon 

location? 
(Y/N) East Bay Location(s) if not in San Ramon Nearest Location(s) if Not in East Bay

Mooyah Burger & Fries Eating and Drinking N Walnut Creek
Nektar Juice Bar Eating and Drinking N Redwood City, Stockton, Novato, Napa, Modesto

Olive Garden Eating and Drinking N Hayward, Pittsburg, Fremont
Ono Hawaiian Eating and Drinking N San Leandro, Hayward, Oakland, Fremont, 

Alameda,
Orange Julius Eating and Drinking Y
Panda Express Eating and Drinking Y
Panera Bread Eating and Drinking Y
Panini Kabob Grill Eating and Drinking N
Pei Wei Eating and Drinking N
Pieology Pizzeria Eating and Drinking N Dublin, Pleasant Hill, San Leandro, Fremont
Pinkberry Eating and Drinking N Palo Alto, San Francisco, Sunnyvale, Santa Clara

Pizza Factory Eating and Drinking N Oakland
Pizza Rev Eating and Drinking N Walnut Creek
Pizza Studio Eating and Drinking N
Port of Subs Eating and Drinking N Brentwood
Raising Cane's Eating and Drinking N Stockton, Manteca
Red Mango Eating and Drinking N
Robeks Eating and Drinking N Livermore
Rubio's Eating and Drinking N Pleasant Hill
Sbarro Eating and Drinking N
Silverlake Ramen Eating and Drinking N Concord
Smashburger Eating and Drinking N San Jose, San Francisco, Roseville, Sacramento

Sonic Drive-in Eating and Drinking N Hayward, Pittsburg
Starbucks Eating and Drinking Y
TCBY Eating and Drinking N Pleasanton
Texas Roadhouse Eating and Drinking N Union City
The Habit Burger Grill Eating and Drinking Y
Wendy's Eating and Drinking Y
Which Wich Eating and Drinking N
Wingstop Eating and Drinking Y
Anytime Fitness Fitness N Concord, Berkley
Bay Club Fitness N Walnut Creek, Fremont, Pleasanton
Equinox Fitness Fitness Y
Gold's Gym Fitness N
In-Shape Fitness N Antioch, Brentwood, Concord

No existing locations within 50 miles of San Ramon

No existing locations within 50 miles of San Ramon

No existing locations within 50 miles of San Ramon

No existing locations within 50 miles of San Ramon
No existing locations within 50 miles of San Ramon

No existing locations within 50 miles of San Ramon

No existing locations within 50 miles of San Ramon



Store Name Category 

Existing San 
Ramon 

location? 
(Y/N) East Bay Location(s) if not in San Ramon Nearest Location(s) if Not in East Bay

Planet Fitness Fitness N Walnut Creek, Hayward, Oakland, Antioch, 
Fremont, Pittsburg, Concord, San Pablo, Pinole

Powerhouse Gym Fitness N Redwood City
Retro Fitness Fitness N
World Gym Fitness N Tracy, Healdsburg
Ashley Furniture Furniture/Household N Concord, Dublin, Emeryville
Bassett Furniture/Household N Dublin, Pleasant Hill
Bob's Discount Furniture Furniture/Household N Stockton
Ethan Allen Furniture/Household N Dublin, Walnut Creek
Home Goods Furniture/Household Y
Kirkland's Home Furniture/Household N Livermore
Nitori Aki-home Furniture/Household N Cupertino
Burlington General Merchandise N Dublin, Union City
Costco General Merchandise N Danville, Livermore, Hayward, Concord, San 

Leandro, Antioch, Fremont
Nordstrom Rack General Merchandise N Dublin, Emeryville, Fremont, Pleasant Hill, San 

Leandro, Walnut Creek
Ross Dress for Less General Merchandise N Dublin, Livermore, Walnut Creek, San Leandro, 

Hayward, Concord, Oakland, Union City, Pleasant 
Hill, Brentwood, Fremont, Newark, Pittsburg, 
Alameda, Emeryville

Stein Mart General Merchandise N Walnut Creek
T. J. Max General Merchandise N Dublin, Livermore 
Target General Merchandise Y
Wal-Mart General Merchandise Y
Ace Hardware Hardware and Home Improvement Y
Dunn-Edwards Hardware and Home Improvement N Hayward, Pleasant Hill
Sherwin-Williams Hardware and Home Improvement Y
The Home Depot Hardware and Home Improvement Y
Sprint Service Y
Verizon Wireless Service Y
Bevmo! Specialty Y
Guitar Center Specialty N Dublin, Concord
Harbor Freight Tools Specialty N Hayward, Fremont, Antioch, Pleasant Hill, 

Pittsburg
Hobby Lobby Specialty N Dublin, Concord, Antioch
Marshalls Specialty N Danville, Dublin, San Leandro
Party City Specialty N Pleasanton, San Leandro, Brentwood, Fremont, 

Pleasant Hill, Alameda, Richmond

No existing locations within 50 miles of San Ramon



Store Name Category 

Existing San 
Ramon 

location? 
(Y/N) East Bay Location(s) if not in San Ramon Nearest Location(s) if Not in East Bay

Petco Specialty Y
Petsmart Specialty N Dublin, San Leandro, Walnut Creek, Concord, 

Fremont, Pittsburg, Antioch
Sally Beauty Specialty Y
Sephora Specialty Y
Total Wine & More Specialty Y
Tractor Supply Specialty N Brentwood
ULTA Beauty Specialty Y
Five Below Specialty  N Concord 
Big 5 Sporting Goods Sporting Goods Y
Dick's Sporting Goods Sporting Goods N Dublin, Pleasant Hill, Fremont
Hibbett Sports Sporting Goods N Antioch
Roger Dunn Golf Shops Sporting Goods N Dublin, Walnut Creek
Aldi Super Market N Fresno
Cardenas/Mi Pueblo Super Market N Hayward, Oakland, Pittsburg
Grocery Outlet Super Market N Pleasanton
Raley's/Bel Air Markets Super Market Y (Nob Hill Foods-subsidiary)
Safeway/Albertsons Super Market Y (Safeway-not Albersons)
Sprouts Farmers Markets Super Market Y
Walmart Neighborhood 
Market

Super Market Y

WinCo Foods Super Market N Brentwood, Pittsburg
Sources: Retailers Expanding in California, HdL ECONSolutions, 2020; BAE; TNDG.
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