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Overview of Retail Market Analysis

ÅProvides a general overview 
of the Creekside Specific Plan 
Trade Area both existing and 
projected.

ÅThe study will:
ÅAscertain demand for 

additional retail

ÅProvide recommendations for 
updates to the Creek Specific 
Plan



Methodology

ÅDetermined trade areas for both the City of San Marcos and the Creek 
Specific Plan (SP)

ÅAnalyzed demographics/market segmentation of both trade areas

ÅCalculated surplus and leakage of retail demand and supply by retail 
store type

ÅEstimated current demand for additional retail and projected demand 
for future retail



Study Comparisons

London Group Study
ÅRe-evaluation of the plan based upon market 

conditions

ÅInsufficient demand for retail and office space 
in the current Specific Plan (SP)

ÅBased upon 2,300 units ς120K to 140K of 
supportable retail

ÅCurrent unsatisfactory sales revenues

ÅCurrent retail vacancy rate of 10.3 percent

ÅActivation of San Marcos Blvd is necessary

Michael Baker International Study
ÅConcur with major findings of the London 

study

ÅCurrent underperformance in City retail

ÅCurrent retail mix is locally serving

ÅNeed to diversify/increase number of 
households in the Creek SP Trade Area

ÅPotential for 53,000 ς117,000 additional 
retail SQFT now

ÅProjected growth scenarios show a potential 
for 200,000 to 276,000 of additional retail 
potential

ÅActivation of San Marcos Blvd is necessary



City Trade Area

ÁRegional Trade Area 
due to agglomerative 
effect

ÁLimited to the North 
and West by 
Oceanside and 
Carlsbad

ÅIncreasing competition 
from Escondido

Source: Michael Baker International



Creek Specific Plan Trade Area

Source: Michael Baker International



Creek Specific Plan Trade Area

ÁClassified as locally 
serving retail

ÁTypically 2 mile (5 minute) 
radius

ÁFuture competition with 
University District

Source: Michael Baker International


