
JlMIDTOWNC011MERCIALAREAMARKETANALYSISANDIMPLEMENTATIONSTRATEGIESNORFOLKVIRGINIAPREPAREDFORNORFOLKDEPARTMENTOFCITYPLANNINGNORFOLKVIRGINIAPREPAREDBYBASILEBAUMANNPROSTASSOCIATESINCAUGUST1996



BasileBaumannProstAssodatesIDeTABLEOFCONTENTSSECTIONDESCRIPTIONPAGEINTRODUCTIONIIEXECUTIVESUMMARY2ITRETAILENVIRONMENTOVERVIEW8illRIVERVIEWVILLAGE10AFIELDSURVEYSANDINTERVIEWSBBACKGROUNDRESEARCHCDEFINITIONOFMARKETAREADECONOMICDEMOGRAPIDCOVERVIEWEINFLOWOUTFLOWANALYSISIV35THSTREET22AFIELDSURVEYSANDINTERVIEWSBBACKGROUNDRESEARCHCDEFINITIONOFMARKETAREADECONOMICDEMOGRAPIDCOVERVIEWEINFLOWOUTFLOWANALYSISFREGIONALDEMANDPOTENTIALVUPPERCOLLEY36AFIELDSURVEYSANDINTERVIEWSBCONCEPTDEVELOPMENTCDATAANALYSISVIIMPLEMENTATIONSTRATEGIES41AINTRODUCTIONBORGANIZATIONCRIVERVIEWVILLAGESTRATEGYD35THSTREETSTRATEGYEUPPERCOLLEYSTRATEGYAPPENDIXTOSECTIONVI



2BasileDallmannProstAssociatesIncIEXECUTIVESUMlfARYThefollowingsectionpresentstheconclusionsofourmarketworkwhichhasinvolvedfieldsurveysinterviewsbackgrounddatacollectionandresearchmarketareadefinitioneconomicanddemographicanalysisandmarketanalysesOverallEnvironmentforRetailRevitalizationTheMidtownmarketareasasdefinedbytheconsultantrepresentsmallportionsoftheCityofNorfolkretailmarketamarketthathaslostsignificantshareoftotalretailsalestootherSouthHamptonRoadsjurisdictionsoverthepastfouryearsSummaryfmdingsfollowoNorfolksshareofregionalretailsalesfellfrom199percentin1991to177percentby1994oSalesineachmajorretailstorecategorywhenadjustedforinflationexperiencedadeclinebetween1987and1992andtherewere117fewerretailstoresinNorfolkin1992thanin1987oNorfolkconsumerexpendituresin1995representedabout24percentoftheSouthHamptonRoadsmarketExpendituresbyRiverviewVillagemarketareaconsumersrepresented21percentofNorfolksexpendituresandexpendituresbyresidentsoftheslightlysmallerlocal35thStreetmarketarearepresented5percentofCityexpendituresoCombinedsalesvolumesfor1995inallofthestudyareas35thStreetRiverviewandUpperColleywereapproximatelyonefourththosereportedforWardsCornerandapproximately1percentoftotalretailsalesinNorfolkTherecentdeclineinthestrengthoftheretailsectorinNorfolkaswellastherelativelysmallsalesandexpenditurebaseofthemarketareaswillrequirethatrevitalizationstrategiesfocusonsmallscaleincrementalredevelopment



BasileBaumannProstAssociatesIncINTRODUCTIONThemainbodyofthefollowingreportpresentsthefindingsofourworkorganizedbystudyareaThemainbodyofthereportisprecededbyabriefExecutiveSummarythatpresentskeyconclusionsofourmarkettestingworkBriefdescriptionsofeachofthesubsequentreportsectionsareprovidedbelowSectionIIpresentsabriefoverviewoftheenvironmentforretailsalesintheNorfolkMSASouthHamptonRoadsNorfolkandthemarketareasSectionIIIpresentsaanalysisandassessmentspertainingtoRiverviewVillageGranbyStreetfrom38thtotheBridgeSectionIVoffersanalysisandassessmentofthe35thStreetstudyareafromHamptontoGranbyandSectionVprovidesassessmentandrecommendationsfortheUpperColleyareaSectionVIpresentsimplementationstrategiesforallthreeareaswithrelatedtablesandexhibitsprovidinganoverviewofrecommendedactionstepsandorganizationalstrategiesAnappendixisattachedpresentingdetailedstepsinthestrategies



3BasileBaumannProstAssociatesIncRiverviewVillageEthnicRestaurantRowThemeOuranalysistodetermineinitialmarketfeasibilityforanethnicrestaurantrowthemeforRiverviewVillagereturnsaqualifiedyesSummaryfmdingsfollowoApproximately75millionofnetexpendituresatselectedretailstoresmadebyhouseholdsintheRiverviewVillagemarketareaareDQtmadeatstoresinthatmarketareaTheseexpendituresaretermedoutflowoSubstantialoutflowwasfoundinparticularforeatingestablishments196millionandapparelstores107millionoCaptureofapercentageoftheseoutflowdollarscouldsupportadditionalretailspaceA15percentcaptureoftheexpenditureoutflowforeatingestablishmentscouldsupportanestimated26200squarefeetofnewrestaurantspaceA5percentcaptureofapparelstoreoutflowcouldsupportabout3600squarefeetofclothingstoresoOtherusesthatmaybesupportableincludeasmallspecialtyfoodmarketacantinaandasouvenirshoptocapturespinofftrafficfromthezoooAlookatthedemographicsforthemarketarearelativetootherareasintheregionindicatesthatthemarketareaisnotaswellpositionedasotherlocalareastoattractrestaurantsBasedondemographicsRiverviewVillagewouldtendnottobearestaurantoperatorsfIrstchoiceforanewlocationoPositiveindictorssuchasawelleducatedandwellemployedworkforcearebalancedbydataindicatingadecliningpopulationadeclineinthenumberoffamiliessmallhouseholdsizesarelativelyhighproportionofpersonsovertheageof45andlowpercentagebetweentheagesof2544andmedianincomesslightlybelowlevelsfortheregion



4BasileBaumannProstAssociatesIncoMarketingstrategiesandactivepromotionwillbeneededtoovercomedemographicconstraintscapitalizeontheavailableexpendituresandattractnewrestaurantandselectedotherretaildevelopmentoThehighaveragedailytrafficcountsalongGranbythepotentialfornewresidentialdevelopmentalongthewaterfrontegLafayetteYachtClubandtheplannedzooexpansionallshouldbeemphasizedinthisstrategyoAprimaryfocuswillneedtobeonestablishingacoherentthemeTheethnicrestaurantsintheareadoprovideafoundationforcreatinganinternationaltheme35thStreetAfricaTownThemeAnalysesforthe35thStreetCorridorfoundthatthelocalmarketareacouldsupportlittleifanyadditionalretailpaceAnalysisdeterminedthatmarketingtotheregionhoweverhasthepotentialtoyieldpositiveresultsSummaryfIndingsfortheanalysisfollowoMarketsupportforretailinthe35thStreetmarketareaislimitedbyphysicalboundariesexistingcompetitionneighborhoodcharacteristicslimitedcurrentretailofferingsestablishedshoppinghabitsandtherelativelylowvolumesofspendabledollarsIIintheareaoGiventhemodestlevelsofavailableexpendituresinthemarketareaareaappearswellstoredInthemarketareasalesofareaestablishmentsare13milliongreaterthantheexpendituresofresidenthouseholdsThisconditioniscalledinflowandindicatesthatthereisnotalargequantityoflocalexpendituresavailabletosupportretailspaceoTheonlysignificantlyunderstoredretailcategorywhichcouldpotentiallysupportadditionalretailspaceisapparelSignificantmarketareaexpenditureoutflowof35millionwas



5BasileBaumannProstAssociatesIncascertainedA15percentcaptureofthisoutflowcouldsupport23storesoDemographicsforthe35thStreetmarketareatendtosuggestinsufficientdemandtosupportadditionalretailspaceoTheareahasexperienceddeclinesinpopulationandmoresignificantdeclinesinthenumbersofmarriedcouplefamiliesThisdecliningpopulationalsohasarelativelyhighpercentageofpersonsovertheageof45andahighpercentageofpersonslackingahighschooldiplomaBothpercapitaandmedianincomesaresubstantiallylowerthantheaverageforNorfolkoGiventhenatureoftheAfricaTownconceptandcharacteristicsoftheregionalmarkethoweveritmaybepossibleforreionalAfricanAmerfcanexpenditurestoserveasthecatalystfornewretailconstructionRecaptureofmarketareaexpendituresnonAfricanAmericandemandattheregionallevelandthetouristmarketcouldthenserveasadditionalsourcesofdemandoEstimatedexpendituresmadebyAfricanAmericanhouseholdsinNorfolkoutsideofthe35thStreetmarketareaduring1995were2899millionInSouthHamptonRoadsexclusiveofNorfolkweestimateexpendituresofalmost555millionFortheareasintheNorfolkMSAoutsideofSouthHamptonRoadsweestimateexpendituresofjustover1billionoTargetingtheseavailableregionalAfricanAmericanexpendituresinselectedproductcategoriescouldprovidemarketsupportforadditionalAfrocentricretailspaceon35thStreetoResearchintootherpresentlysuccessfulorcurrentlyredevelopingethnicshoppingareasincitieslikeWashingtonPhiladelphiaandAtlantasuggeststhatrestaurantsandaPlAlarefrequentlytheretailestablishmentsthatsucceedmostfrequentlyintheseareas



6BasileBaumannProstAssociatesIncIoCapturing5percentoftheexpendituresmadebyNorfolksblackhouseholdsinselectedtargetproductcategoriescouldsupportalmost100QOsluarefeetofrelatedstorespaceCapturing2percentofthecomparableexpendituresinSouthHamptonRoadswouldsupportanadditiona9000squarefeetanda05percentcaptureofNorfolkMSAdemandcouldsupportanother4000squarefeetoAdditionaldemandsourcesasdelineatedabovecouldsupportanincrementof10000squarefeetofspaceforacombinedtotalofjustover33000supportablesquarefeetoThenextphaseofthestudywillprovidedetailonthestoretypesthatmightbesuitablefor35thStreetandsuggestmarketingstrategiestohelptoattractavailableregionalAfricanAmericanconsumerexpendituresUpperCollyAreaWerecommendthatthisareatakeonaservicesectorthemepreferablywithafocusonbusinessservicestoincreasecompatibilityofuseswiththesurroundingresidentialneighborhoodsThereasoningbehindourrecommendatioisoutlinedbelowoFieldsurveysfoundawidevarietyofbusinessesandusetypesintheareaInterviewswithselectedownersandmanagerssubsequentlyfoundthatmostarerelativelypleasedwiththehealthoftheirbusinessesperceivethatincrementalimprovementstoareainfrastructureareallthatisneededtoadequatelyenhancetheareaandusuallyjustwanttobeleftalonenoIntensifiedretaildevelopmentisnotaviablestrategyforallthreeofthestudyareasPursuingretaildevelopmentforUpperColleywouldtendsimplytofurtherdepletewhatlittledemandisavailableforcaptureintheoverlappingmarketareas



7BasileBaumannProstAssociatesIncoNorfolksneedtorebuilditsserviceeconomyisassignificantasitsneedtorejuvenatetheretailsectorFrom1981to1993thepercentagegrowthinbothtotalservicesectorfirmsandtotalemployeesinNorfolkwaslessthanhalfthatrecordedforSouthHamptonRoadsoUpperColleyiswellpositionedtoserveasafocusforsucheffortsoGivenOldDominionUniversitysplanstoexpandeastwardUpperColleycouldserveasalocationforpersonalandbusinesssupportservicesTheareacouldproviJelocationsforservicebusinessesthatmightdesiretorelocatefromeithertheRiverviewVillageor35thStreetareasasthespecificretailthemingstrategiestakehold



8BasileBaumannProstAssociatesIncIIRETMLENVIRONMENTOVERVIEWAnaverallassessmentaftheretailenviranmentaftheregianisimpartantinpreparatianfaracansideratianafwhetherdemandfaradditianalretailspaceexistsinthedesignatedmarketareasThefallawingpaintsshauldbenatedinardertopravidecantextfartheanalysisthatfallawsRecenttrendsinretailsaleslevelsfarNarfalkhavenatbeenpasitiveNarfalklastsalestoatherareasinHamptanRaadsaverthe19911994periadfallingfram199percentafregianalretailsalesin1991to178percentin1994seeTable1framthe1995PlanningDistrictCammissianDataBaakThisdeclinehasaccurredprimarilyduetothegrowthafretailsalesinChesapeakeThesharesafHamptanRaadsretailsalesheldbytheSauthHamptanRaadsandPeninsulaareashaveremainedrelativelycanstantavertheperiadTable2indicatesthattherelativedeclineintheNarfalkretailsectarhasnatbeenjustarecentphenamenanThegrawthafretailsalesinNarfalkhasbeenslawrelativetotheregiansince1975buthitalawinthe19901994periadInthesefauryearstherewas0percentgrawthinNarfalkretailsalesbut12percentgrawthinChesapeakeand4percentfartheregianasawhaleTable3tracksretailestablishmentandsalesdatafarNarfalkaverthe19771992periadTherewasanaveralldeclineinthenumberafretailestablishmentsinthefifteenyearperiadOnlythenumberafeatinganddrinkingestablishmentsincreasedTable3alsoillustratesthedegreeaftherecentslawdawninretailsalesgrawthfarNarfalkFarexamplefram19821987totalretailsalesgrew21percentincanstant1992dallarsbutthe19871992grawthrateagaininconstant1992dallarswasnegativeat137percentEverymajorretailstorecategaryexperiencedacanstantdallardeclineinsalesoverthe19871992periodTables4and5provideapictureafcansumerexpendituresbyproductcategoryandstaretypeThesedatapravideasenseoftherelativesizeafmarketsintheregianDataispresentedfartheNarfalkMSAtheaggregatedcitiesafSouthHamptanRaadsNOTEFromthispaintanintheanalysisareferenceto



TABLE1HAMPTONROADSRETAILSHARESFiguresareInPercentofRegionalTotal1991199219931994HAMPTONROADS1000100010001000SOUTHEASTERNVIRGINIA680667675679SOUTHHAMPTONROADS657644654656Chesapeake111120135141Norfolk199189181178Portsmouth49454138Suffolk24242425VirginiaBeach274266273273NONMETRO23222123Franklin08080808IsleofWightCounty12111112SouthamptonCounty03030303PENINSULA320333325321Hampton10711010098JamesCityCounty42423940NewportNews99107107102Poquoson03030302Williamsburg29293132YorkCounty26272932GloucesterCounty15151516



TABLE2RETAILSALESCOMPOUNDANNUALGROWTHRATES19751980199019751980199019941994HAMPTONROADS96774074SOUTHEASTERNVIRGINIA96774074SOUTHHAMPTONROADS95783974Chesapeake126128119126Norfolk77480045Portsmouth72323129Suffolk69595561VirginiaBeach1281064398NONMETRO104594868Franklin71765370IsleofWightCounty139595378SouthamptonCounty74231534PENINSULA97774074Hampton99641963JamesCityCounty18410755115NewportNews72734767Poquoson33815003163Williamsburg68701959YorkCounty15511293119GloucesterCounty147826194



TABLE3RETAILESfABLISHMENfANDSALESTRENDSBYTYPEOFSfORECITYOFNORFOLK19771992CONSfANT1992DOLLARS197719821982198719771982ChangeinSales1987ChangeinSalesStoreTveeNumberSalesNumberSalesNumberGrowthNumberSalesNumberGrowthBuildingMaterials46591193851201813436605372182GeneralMerchandise483475803522188713362323287863482FoodStores2293880441873110814219821238690525244AutoDealers1274304621013322402622812048268419453GasolineServiceStations139133874901321004913841044596209ApparelandAccessory143145422156123908131481671227051110FurnitureHomeFurnishings13210258812195854116613311754012226EatingandDrinking453197571412193062412346022550248168DrugandProprietaryStores4547153424311738649653047515MiscellRetail379211040270192032109902881745911891TOTAL1741206314016961708237451721581206899011521119871992197719921992ChangeinSalesChangeinSalesStoreTvoeNumberSalesNumberGrowthNumberGrowthBuildingMaterials305392261091688GeneralMerchandise4024579382528293FoodStores1733104633919856200AutoDealers1114386839911619GasolineServiceStations8085055418659365ApparelandAccessory16091298725617372FurnitureHomeFurnishings99917583421933106EatingandDrinking486218725263033107DrugandProprietaryStores396495910056378MiscellRetail28618689027093114TOTAL14641785386117137277135AdjustmentsbasedontrendsinConsumerPriceIndexforallurbanconsumersSourceBasileBaumannProstCensusofRetailTradeDeptofCommerceNFOLKCITY2



TABLE4COJIlIAIlATlVEEXIENmTURESBYIRODUCTCATEGORYFORUEFERENCEAREASANDMARKETAREAS1995ESTIMATESNorrolkIISASouthlIamptollRoadsINorfolkCity35thStreetMarketAreaGranbyStreetMarketAreaIIellEIIClldsElIelllilllrcsIercentMSAEpelldiluresPercentMSAPercenlSHREpendituresPercenlCityExpendituresPercentCity81lmelIltCIIglflFlItkl011lIum3b75tKKI1048107000469274513000123262162710005956647000206FllIklAwayfrumlluuieS14Jfl03l1OIKI696370000411517025900011924491710005436445000214AlcatIIll1l1e14I463IKlll7I1713OllO489187820001302661092000583979000212AlcAwOIYfrdllllIulIlelJ555IKKI47918IXlO50112093000127252623000522615000216IrsullitCuPnklmu211J112lltIO97163OIlO478247620001222551423000575210000210PfsulIOIICOIroServices11I5029IKlIl89089OIlO481234510001272631377000595023000214NUIIIrcscrilDrugs776811l1l135934000465934800012126050600054198500021Wumells1Iarel4125I1fl11ll11984H31l14HI48744OIlO11824626590005510659000219Meus11relS2J57331l1I1114119000484275090001172411509000555914000215Girls1IOIrel451J7211l1l12IH76OlXI4765099llOO11123329300057998000196lIuysIIIOIrelbll64IKlllJ2ft9l1lIKI47671l14OlKI11423946900060153900019711111111511lrd551211I1112li933XlIl4K47OKIlX1O127263435000611439000203FuulweOlrSI9tl2IKKI1l2811911OO47826KXlOIlO1212531523000595421000209IlllusekeeliugSUI5I1453KKI122llOllO472304100001182491657000546470000213wlllGanhnSUllllies4J4I1lJKIII2052JOlltl4724H781I00112238254000521080000221DUlIleslhServices3Ib540lllKl1574650004973606500011422918110005080510002231111Texliles1I4677KKI403K9OOlI4779265000109229479000522073000224furniture27lll2KKII3S302OllO48931656000114234174800055679500021SfluurCoverings682llOll3I659lJOO464611000090193278000451482000243MajorAJlpliilllcsIIHH321ll1554381lll467132300001112397020005328050002251110111ApIlIuuscwOIre55742OllO2679400048164481Ol1116241342000531406000218TVRdiuSuulllIEIlIil411K395IKKI196H53Ol14H249214OllO12125027650005610269000209OlherEnlElllliplSllrv41137IXlllI93862llOll4H042415OIlO1052192116000509O57214Trallsport1Iiun39KK536IKKII911I7151KlO477454461000114239247680005496821000231101AIII151129H154642121l14901339607011122457427100055284IH30ll0212SoulhUamplonRoadsalllllhcPcninsulaDefindherasindependentcitiesofNorfolkVaDeachChesapeakeSlIffolkandPorlsmoiuhSourceDasileDalllllanllProstalKIAssocialsCIOIfilasIncCOMPPRODEXP



TABLE5COIIIARATIVEEXIlmDlTURISIIVSTORETYIEORREIERENCEAREASANIMARKETAREAS1995ESTIMATESNorfnlkIISASOlllh11111111011RoadsNorfolkCity35thStreetMarkelAreaGranbyStreetMarketArea111llEXI11lsExpcnditurcsPcrcclllMSAExpcnditurcsPcrcenlMSAPercelllSIIRExpendilllresPercenlCilYExpendituresPercelllCily111Swrl11lIuihlingMalrialsSupply18414000846660004609172200009492038600005037140002161IlIllwlrcSIlIICSSSJIIlSIII1I124lJIIOOO4615617000W22527900050911223000218IclilNursryJIawnGanlen4l6012I50l04714lI11W82211924100049911089000222AulnSUlllllySllIrcs1I1l1l26l014912000477922597000II23891186000524873000216GasnlinclScrvkeStalinns1W26OOIl51913000047012699500011524569910005526537000209GrucerySlurcs241155150001167184000470303928000122260177460005862880000207Drugandlru1IficluySimes4416600002074770004705328300012125728980005411367000213EatinGIIOILCS11517I12537OUU4KnlS2277121924983250005532240000212JliuiulllIlccsIKIKU13372IUjI415ll39200U1232499438000521818000217IcllOlfllllCIllShlfCSIlJ3II9Olj543IH6OOO479913088700011624171090005428135000215AllllarclShlfcS42SU5IlI02U456700048194999100011824427820005610692000214SlucStures1JlS1HOM311IJ4111162620011121253951000583393000209FurnilUre2511I7IHHI122U78OIlU487285980001142341566000556111000216HllmcFurnishings121S1I6Ollll59095O4751279IOOl1032166340005029480002301111Allllliulccs7SIII1536OI4748500000113239452000531830000215RlIlillJTVICUlUputcrIllSJ7lHHI89112IH483214510001152391164000544623000215ITOTAL3653824110I76803O483429155000111243234210005591850000214SmuhIlamplllnRoallsamIthePeninsulaDelincllhereasindepcndelllciliesofNorfolVaBeacbChesapeakeSuffolkandPorlsmolllhSuurcenasilcOllllnannProslallllAssucialesClarilasIncCOMPSTORESALES



9BasileBaumannProstAssociatesIncSouthHamptonRoadsunlessotherwisenotedreferstotheseaggregatedcitiesofNorfolkVirginiaBeachPortsmouthSuffolkandChesapeakeNorfolkandconsultantdefmedmarketareasfor135thStreetand2RiverviewVillageThetablesindicatethattheSouthHamptonRoadsmarketvvexpendituresonproductsintheselectedcategoriesisapproximately49percentthesizeoftheMSAmarketNorfolkconstitutesapproximately24percentoftheSouthHamptonRoadsmarketThemarketareasof35thStreetandRiverviewVillageconstituteanestimated5percentand21percentrespectivelyofNorfolkexpendituresTable6presents1994and1995availablesalestaxdatafortheregionNorfolkandselectedfmancialdistrictsThefmancialdistrictsfor35thStreetandRiverviewVillagearesignificantlysmallerthanthemarketareasdefinedforeachareaforthepurposesofthismarketanalysisSalesinallofthestudyareasaredwarfedllbysalesatshoppingareaslikeWardsCornerwhose1995totalretailsaleswasmorethan4timesthetotalamountofretailsalesintheredevelopmentareasand21stStreettotal1995retailsalesmorethan3timesthesumofredevelopmentareasalesOverallretailsalesinthefmancialdistrictsrepresentedonly1percentofcitywideretailsalesin1995uponlymarginallyfrom09percentin1994Theareahoweverrepresentedaslightlylargerpercentage22percentofNorfolksrestaurantsales



TABLE6SILlCTEnFINANCIALIlISTIUCTSCITYOFNORFOLKCITYREGIONTAXABLETOTALANDRETAILSALES19941995995nataINonReslTlllalRetailRelailsOtherRestauranlResasofNonResRelaiJasAre1SalesSales101SalesSalesSalesRerailSalesRetaillIiReiSales21SlSlreel179603097665165063701130865911594985524050566651760llllcyVillagc61522635987513973164750S4830992S439204908WardsClimerIOS338808923701878771296862185215829283848605908UpperColley300611O16107045273561936351946986184396005909561RivervicwVillagc1905120I77712994081127990211261271456645172855351hSlreel1581617732230284184938775618103656612897IltedcCIIIJlmcntArcls51700864192080563723249280859003643071330769269370PercelllCuyNorfolkCilyPercelllSIIRSlIamplolllhmds101925763253271709770145422264045509Scgnllnlcdoutin1995akal1ighlandPilrk1994nataNonReslTlltalRetailRelailasOlherRestaurantReSIasofNonRestRelailasSalesSalesToSalesSalesSalesRelailSalesRetailReISales21stSlreellColleyViIIIH5756777726249363911131318411609094522256533991778WardsCorner11115965592363140H3I1879651585215829283841558908UpperColley2779907489147713211888430328986183256016153675RiverviewVillage1902120177412994071127990211261271456615172855351hSlrcel2577495732230284184526575618103656612897IltedcvellllllllcntAreas4939777111738830035232009470410036423613287936764PercelllCuyNnrlillkCityPercentSURSUmnplonRoads091831167711272674351683117240964727SnurceIlBPAssociatesNorlillkCommissionerofRevenueI9941995laxsales



lOBasileBaumannProstAssociatesIncJIIRTVRRyIEWVILLAGEThethrustofouranalysisfortheRiverviewVillageareahasbeentheevaluationofdemographicandexpendituretrendsforreferenceareasandadefmedmarketareaThisevaluationallowedustomakeanassessmentoftheviabilityofthetargetedthemeoftheRiverviewVillageBusinessAssociationinternationalLeethnicrestaurantsAmoresecondaryfocuswastheidentificationofpossiblenicheopportunitiesforothertypesofretailInundertakingthisassessmentwecompletedthefollowingAFieldSurveysandInterviewsFieldsurveysofareabusinessesandnearbycompetition21standColleyColleyVillageGhentmeetingwithbusinessassociationrepresentativesinterviewswithrestaurantoperatorsinRiverviewVillageinterviewswithareabrokershandlingsitesformerlyusedbyrestaurantsBBackgroundResearchAssessmentofrecentandprojectedlocationalandsalestrendsintherestaurantindustryanalysisofbackgrounddataontherelativepresenceofandsaleslevelsforethnicrestaurantsinthestateofVirginiainrelationtotheUnitedStatesCDefinitionofprimarylocalmarketareaDDemographicandEconomicAnalysisGeneralandfocusedLeonindicatorsspecificallypertinenttorestaurantdemandanalysisofdemographicdatarelatedacquisitionandanalysisofrestaurantpurchasepotentialdatafortheSouthHamptonRoadsareaLetheindependentcitiesofNorfolkPortsmouthChesapeakeSuffolkandVirginiaBeachandERetailExpenditureModelandAnalysisConstructionofretailexpendituremodelforthedefmedmarketareaandinflowoutflowanalysispreliminaryestimatesforsupportablesquarefeetbystoretypeBriefdiscussionandsummaryfmdingsforTasksACarepresentedbelowTasksDEaredealtwithingreaterdetailbelow



11BasileBaumannProstAssociatesIncAFieldSurveysandInterviewsFieldsurveysidentifiedtwofunctioningsitdownrestaurantsintheRiverviewVillageareaVenezianosandTabouliswithonefastfoodrestaurantMcDonaldsthathaspresentlybeenplacedundernewmanagementTherearethreeprimerestaurantpropertiesthatarepresentlyvacanttheformerBurgerKingsiteatthecomerofGranbyandLlewelynnearthebridgetheIronWorkssiteownedbySteveBrownandthevacantHoSiKispacejusttothesouthoftheTaboulilocationThesupplyofrestaurantsinthegeneralvicinityofRiverviewVillageislimitedincomparisontoothertypesofretailThe21stStreetandColleyareatothesouthandHamptonBoulevardtothewestoffersignificantcompetitioninareasthattheconsumermightpresentlyperceiveasbeingmoreattractiveInterviewsindicatedthatrestaurateursinRiverviewVillagehavemadesubstantialinvestmentsinfacadeandinteriorimprovementstotheirfacilitiesrecentlytoenhancetheirmarketabilityandfieldsurveysconfirmedthattheserestaurantpropertiesareamongthemostattractiveintheareaBothownersnotedeitheradeclineinsalesorastruggletoturnaprofitandmentionedgeneralaccessparkingandtrafficandsecurityproblemsTheseissueswerementionedbyalmosteverybusinesspersoninterviewedNeverthelessthereiscontinuedenthusiasmforthepotentialmarketintheareaasbothownersmentionednewmarketingeffortsthattheywereinvestigatingandonecommentedonhisdreamtoexpandonedayfromhispresentspaceAlsobothagainasallotherbusinessownershavehighhopesforwhatthezooexpansioncouldmeaninbolsteringmarketdemandInthecaseoftheIronWorksthereappearstobeseriousrecentinterestonthepartofasitdownrestaurantoperatoranOSullivansconceptaccordingtoMrBrowninpurchasingthebusinessfromthecurrentlesseealthoughtheownernotedthathewasnotcompletelycommittedtoseeingthepropertyreusedasarestaurantTherehasalsobeeninterestexpressedagainbyindependentoperatorsintheformerBurgerKingsiteElementsthatmaybeholdingbackreuseofbothpropertiesaretherelativelyhighpriceandorleaseratesbeingaskedfortheproperties



12BasileBaumannProstAssociatesIncBBackgroundResearchSummaryfmdingsofourbackgroundresearchintotherestaurantindustryintheUnitedStatesandVirginiaincludethefollowingAnalysisofthe1987and1992CensusofRetailTradedataindicatedthatmostmetropolitanareasintheUnitedStatessawgrowthinthenumberofeatingestablishmentsbetween1987and1992ElevenofthetoptwentymetropolitanareasforgrowthinnumberofeatingestablishmentswereintheSouthHowevertheincreasingnumberofeateriesisnotaparticularlypositivetrendformanysegmentsoftheindustryAsthetypicalconsumergetsmorepressedfortimefastfoodrestaurantsaregaininginpopularityrelativetositdowneateriesIn1994forthefIrsttimesalesatfastfoodrestaurantsexceededthoseatsitdownrestaurantsSitdowneateriesacrossthenationreportgrowthonlyintakeoutsalesAdeclineinaggregatespendingateatingestablishmentshasbeentheresultAnalysisofrecenttrendsinConsumerExpenditureSurveydatafoundthathouseholdspendingonallgoodsactuallydeclined1percentfrom1990to1994Thedeclineinfoodexpenditures9percentexceededthisoveralldeclineMostofthisdeclineinfoodexpenditureswascausedbya17percentdeclineinexpendituresonfoodawayfromhomeThespeculationisthatpeoplearesimplybuyingmorefrozenandpreparedfoodsandthattheyaregoingtolessexpensiverestaurantswhentheydogoouttoeatFutureprojectionsofretailsalespresentamorepositiveoutlookfortherestaurantindustryasamongmajorretailgoodscategoriesthe38percentconstantdollargrowthinspendingateatinganddrinkingestablishmentsisexceededonlybythe43percentgrowthexpectedforspendinginthemiscellaneousretailcategoryDespitetheabovelightattheendofthetunnelthebalanceofavailabledatasuggeststhatrestaurantsasmostretailestablishmentswillbeginmicrotargetingmarketsmoreintermsofdemographicsinthecomingyearsOperatorswillbelookingforareaswithhighconcentrationsofforinstance1thoseemployedasmanagersandprofessionals2householdswithmultipleearnersLeareaswithalargepercentageofwomenworkingoutidethehome



13BasileBaumannProstAssociatesIncStateofVirginiaeatingestablishmentsincludesrestaurantscafeteriasandotherrefreshmentplacesrepresentedapproximately25percentofalleatingestablishmentsintheUnitedStatesin1992and26percentofUSsalesasshownonTable7TheaveragesalesforaVirginiaeatingestablishmentwasapproximately4percenthigherthanthenationalaveragefor1992TheaveragesalesforrestaurantsasopposedtocafeteriasandotherrefreshmentplaceswashoweverslightlylowerinVirginiathanthenationalaverageat483618comparedwith500560NOTETable7alsoprovidesUSandVirginiabreakdownsofeatingestablishmentsbyprincipalmenutypeandtypeoffacilityTable8showsthatVirginiahasrelativelyfewerethnicrestaurantsieestimatedfromestablishmentsofcertainprincipalmenutypesthandoestheUnitedStatesasawholeWhileprincipalmenutypessuchasseafoodandpizzarepresentrelativelyhighpercentagesoftheStatetotalcomparedwithnationalpercentagestherearerelativelyfewItalianMexicanandotherethnicrestaurantsintheStateWhileaveragesalesatChineseandOtherEthnicrestaurantsintheStatearefarlowerthantheoverallstateaverageaveragesalesforItalianandMexicanrestaurantsexceedthestateaverageThisisverysimilartothesituationatthenationallevelCDefinitionofMarketAreaBasedonconversationswithareabusinessesanddemographicconsiderationswedefmedthefollowingprimarymarketareaforRiverviewVillageasshownonMap1ThenorthernboundaryistothewestInternationalTerminalBlvdrunningalongthesouthernedgeoftheNorfolkNavalAirBasetoitsconnectionwiththeraillineNorfolkSouthernintheeastTheeasternboundaryisthenthisraillinesouthwardtoChesapeakeBlvd247ThesouthernboundaryoftheareaisthefollowingoLafayetteBlvd247westtoChurchStreetoChurchStreetsouthtotheraillineoRaillineallthewaywesttothewaterElizabethRiver



MAP10SOoJRIVERVIEWVILLAGEMARKETAREIrIIrJU1IJIdIiI1rYjI1rrjiZlOQlNFreewayArterialMARKETAREAInterchane



TABLE7SUMMARYRESTAURANTDATAFORUSANDVIRGINIARESTAURANTSBYPRINCIPALlrtENtITYPECENStlSOFRETAILTRADE1mUnitedSbtesDabVirginiaDabBvPrincipalMelluTVtleRestaurantsOtherEalinRestaurantsOtherEalinltaIianNumber1511285314250020Sales5000s5798173353690059133865125250SO57609AveSales5S28172543411852895965S01OOOSO53804S0MLticanNumber10775146100031110107Sales5000s55745093S118785SS150054S95423SO578851AveSalesS5331875813596514851S859667505736925ChinueNumber1726311452734803169SalesSOOOS543668825213425941979S1175625580537139AveSales52529625187211S178642524492151933335219757OtherEthnicNumber135481962071221316SalesSOOOs54546604531277S5797OO568146NA56752AveSales5335592515957752799135308353NA5422000SeafoodNumber113948146W5390108Sales5000slS874770852124552099426S321074SO560272AveSales5767747S26228454524635595685505558074SttakNumber690313333872101097SalesSOOOsl5446391512099S32341045133695S5134589644AveSales564666355420985954858563664355134005924165PiaNumber892016360953240690Sales5000s5412801055818S11683550S143901505272289AveSales5462781536362553236895444139505394622ChickenNumber123740123504I446Sales5000s558904351341156860195S2677NA5216632AveSales5476187533527555554815669250NA5485722HamburgerNumber424637455886201lllSales5000sl51475965580435338409265148315051052612AveSales5347613521737857423215239210505947446SubShopNumber236426121J65974637SalesSOOOs5548078SS2704S5440356S2951555795135235AveSalesS231843S201931525463953042785144750S2123OOAmricanNumber43004387369280255SalesSOOOslS1890243S266574S2158264SI760550546334AveSales5439591560861651928845628750SOSl81702OrherNumber741213966130461936113308SalesSOOOsISolO695082S1970974547835905991134590371583840AveSalesS549036S749III5366671S5119497997435272208TOTALNumber170163SS1316434141611343964SalesSOOOsl58SI7835853619171S776855305206126459923852089209AveSalesSSOO569S6SIi480S171709183638740582SS27046SelectedSummaryDabTOlaltSRestauranlSTmalSalesAieSlIes310017SI664830605489631VirginiaasPercentoftsTOlalEstablishmerusTotalSalesAverageSales2S2610380TOlalVARestaurantsTotalSalesSales836042497115508339SureBasileBaumannProstandAssociatesConsusofRetlilTrll1oliscSubjts1992RESTIYPE



TABLE8SUMMARYRESTAURANTDATAFORUSANDVIRGINIAPERCENTAGEOFTOTALRESTAURANTSBYPRlNCIPALMENUTYPEANDTYPEOFFACILITYCENSUSOFRETAILTRADE1992USasPercentofUSTotalVirginiaasPercentofVATotalBvPrincipalMenuTvoeRestaurantsCafeteriaSOtherEatingRestaurantsCafeteriasOtherEatingItalianNumber891519590005SalesOOOs941012610004AveSales1055661613103600722MexicanNumber632661260027SalesSOOOs673366460038AveSales1065123910891778001398ChineseNumber10121321132243SalesOOOs510612570618AveSales505285378506261417OtherEthnicNumber803613522204SalesSOOOs53090733NA03AveSales670243592638NA801SlafoodNumber6715281260027SalesSOOOs10306271560029AveSales15344009571232001059SteakNumber412421497524SalesSOOOs522042655243AveSales1292826202013166931753PizzaNumber52032207600174SalesSOOOs48021507000130AveSales92555468591800749ChickenNumber0707750100113SalesSOOOs0704880100104AveSales9515111175138400922HamburgerNumber25072771500280SalesSOOOs17024360700504AveSales6943311570495001798Sul7ShopNumber14471302330161SalesSOoos061570140665AveSales463308539629195403Americanumber257945070064SalesSOOOs227428090022AveSales878927620130000345OcherNumber4367197945484378SalesSOOOs4788216248191140AveSales1097114177610591080516SourceBasileBaumannProstandAssociatesCensusofRetailTradeMiscSubjects1992RESrrYPE2



14BasileBaumannProstAssociatesIncThewesternboundaryiscomprisedbythebankoftheElizabethRivernorthtotheLafayetteRiverthenthebankoftheLafayetteRiverwestuntilitsintersectionwithHamptonBlvdFromthispointthewesternboundarywouldbeHamptonBlvduntilitsintersectionwithInternationalTenninalBlvdtothenorthDEconomicDemogTphicOverviewOtherMarketDataKeypointsfromgeneraldemographicandeconomicanalysisofthetradeareaaswellasofadditionaldemographicanalysesfocusedonrestaurantsarethefollowingPopulationCharacteristicsTable9ThepopulationoftheRiverviewVillagetradeareafor199543808representsroughly18percentofNorfolksestimated1995populationof239184seeTable9ThepopulationinbothNorfolkandthemarketareahasdeclinedsignificantlysince1980whilepopulationgrowthhasbeenpositiveforSouthHamptonRoadsandevenstrongerfortheNorfolkMSAasawholeAlthoughthemarketareapopulationhasdeclinedataslowerratethanNorfolkspopulationintheearly1990s73percentcomparedto84percentthemarketareasprojected87percentdeclineinpopulationfrom19952000inthemarketareaexceedsthatexpectedinNorfolkAdeclineinthenumberoffamiliesisalsoindicativeoftherecentunfavorabledemographictrendsvvrestaurantsinthemarketareaasinNorfolkasawholeWhilethenumberoffamiliesinthemarketareaisexpectedtodeclineatafasterrate89percentdeclinethanpopulation87percentdeclineoverthe19952000periodthesituationisactuallybetterthanthatinNorfolkwherea90percentdeclineinthenumberoffamiliesisexpectedforthe19952000periodNationaldataindicatethatlargemarriedcouplefamiliesaremorelikelythanotherpopulationsegmentstoeatawayfromhomeandtherelativelylowaveragehouseholdsizeforRiverviewVillage240for1995comparedto253forNorfolkand265forSouthHamptonRoadscombinedwiththerelativelyhighpercentageofnonfamilyhouseholdsarenotpositiveindicators



TABLE9SUMMARYPOPULATIONDATAANDPROJECTIONSGRANBYSTRIVERVlEWVILLAGETRADEAREAANDREFERENCEAREASComparativeAreasNorfolkSouthNorfolkRivVillageKevSummarYponVariablesMSAHamptonRoadsCityTradeAreaPODulation19801368375681376266979484221990162179081034626122947234Change19809018518922251995173294783482723918443808Change199095693084732000184616286116022016739978Change19950065328087Chamze19900013863157154PercentPooulationbvRace1995WhiteNotHispanic654649530551BlackNotHispanic294282404391AsianNotHispanic25353027AllOtherNotHispanic04040505Hispanic23303126AveralieHHSizePersons1990268272552421995266268253242000263265249236Families199042029020i502576401088619954521812093295366010140Change199095763969692000483635216615488379242Change19950070359089Chane199000151751531511995PercentPooulationBYAle05yearsold82868475515yearsold1481461241131525yearsold1561732342182544yearsold3353443092894564yearsold17916214116165yearsold99891071451990PercenlHouseholdsbvHHTvoeMaleNoWifeNoChild18192222FemaleNoHusbandNoChild52526458MarriedCoupleFamily573556460425OtherFamilyHholdwIChild899210687NonFamily268280349407SourceBasileBaumannProstandAssociatesCladtaSlncRvpop



15BasileBaumannProstAssociatesIncTherelativelyhighproportionofpersonsovertheageof45inthetradeareaalsowouldnotbeviewedpositivelybyrestaurantoperatorsasstudieshaveshownthatpopulationinthe2544agegroupismostlikelytoeatoutApproximately286percentofthemarketareapopulationisolderthan45comparedto251percentoftheSouthHamptonRoadspopulationandjust247percentofNorfolkspopulationThe289percentofthemarketareaspopulationaged2544islowerthantherelativepercentageofadultmiddleagedpopulationinanyofthereferenceareasTheracialmixintheRiverviewVillagetradeareaisquitesimilartotheoverallracialmixforNorfolkThepercentageoftotalpopulationrepresentedbywhitesisslightlyhigher55percenttoNorfolks53percentinthemarketareaandthereisarelativelysmallerethnicpopulationinthemarketareafewerAsianandHispanicresidentsinthemarketareathaninthecityasawholeIncomeCharacteristicsIable10AcomparativelookatincomelevelsinthemarketareaissomewhatmoreencouragingvvthepotentialforthemarketareatoattractrestaurantoperatorsandsuccessfullypursueitschosenthemeKeypointsofouranalysisasillustratedbyTable10arethefollowingPercapitaincomesintheRiverviewVillagetradeareawerehigherinboth1989at13856and1995at18551thaninanyofthereferenceareasandgrewatafasterrateapproximately34percentincreaseinconstantdollarsthanpercapitaincomesinanyofthereferenceareasbetween19891995Medianhouseholdincomeswereslightlylowerinthemarketareathanthoseinallofthereferenceareasforboth1989and1995at23554and27568respectivelylikelybecauseoftheinfluenceofseverallowerincomeareaswithinthezoneAlsomedianhouseholdwealthissignificantlylowerthanintheSouthHamptonRoadsareaandtheregionHoweverthegrowthrateinconstantdollarsformedianhouseholdincomedidexceedthatexperiencedinboththeMSAandSouthHamptonRoads



TABLE10SUMMARYINCOMEDATAGRANBYSTRIVERVIEWVILLAGETRADEAREAANDREFERENCEAREASComparativeAreasNorfolkSouthNorfolkGranbyStKevSummarYVariablesMSAHamptonRoadsCityTradeAreaPerCapitaIncome198913166133161164313856199516384167541518318551Change19891995244258304339MedianHHIncome1989529858530112236492355419955341033493552836927568Change198919951421602001701995MedianHHWealth498224211222929262241995HHIncomeDistributionLessThan5100001171051561691000019999142136173187200002499986881059825000349991671721731485350005499991931971761375500005749991831851341055750009999966684643510000046503644SourceBasileBaumannProstandAssociatesC1aritasIncgranbyinc



16BasileBaumannProstAssociatesIncEmploymentTable11Table11displaysanumberofpositivedemographicindicatorsfortheRiverviewVillageareaintermsoftheareasattractivenesstorestaurantoperatorsTheareahasahighpercentageofthewellemployedandwelleducatedpersonsthataretypicallyattractedtotheethnicsitdownrestaurantsdesiredbytheBusinessAssociationThepresenceofsuchapopulationisparticularlycriticalintheabsenceofethnicpopulationinthemarketareaThemarketareahasarelativelyhighpercentageofitsworkforceinmanagerialandprofessionalspecialistoccupations313percentcomparedto233percentforNorfolkNationalsurveyshaveindicatedthatthisoccupationalgroupismostlikelytohavethelargerfamiliesandlongerworkhoursthatareincentivestoeatingoutmoreAveryhigh273percentofthemarketareapopulationovertheageof25haseitheragraduateorbachelorsdegreeThiscomparestoonly169percentinNorfolkandto20percentinSouthHamptonRoadsAverylowpercentagerelativelyofmarketareaworkersworkathomeand704percentdrivealonetoworkThusmarketareapopulationisontheroadmoreoftenthancomparablepopulationsgreaterexposuretoestablishmentsandmorefreetopullinfortakeoutfoodorsitdowndiningdrivingaloneOnlytherelativelyhighunemploymentrateforthemarketarealikelyincreasedbythe113percentratereportedforthe35thStreettradeareaimpactsthepictureModifiedRestaurantGrowthOpportunityIndexIable12MarketStatisticsaNewYorkCityftrmhasdevelopedarankingsystemforthesuitabilityofagivenregionorareafornewrestaurantactivitybasedonmanyofthedemographicvariablesthatarediscussedaboveTheindexassignsaweightingtodesignateddatavariablesbasedontheirsupposedsignificancetoprofitablerestaurantoperationsThescoresarethenadjustedtoreflecttheirrelationshiptotheaveragescorefortheUnitedStatesIfthescoreforagivenareaexceeds100theUSscorethatgivenareaismoreattractivethantheaverageforrestaurantoperationsandviceversa



TABLE11SUMMARYEMPLOYMENTRELATEDDATAGRANBYSTRIVERVlEWVILLAGETRADEAREAANDREFERENCEAREASComparativeAreasNorfolkSouthNorfolkGranbyStKevSummaryVariablesMSAHamptonRoadsCityTradeArea1990UnemploymentRare525161781990EmCJBYOccuCJanonManagerialProfSpec259267233313TechSalesAdmnSupport313333316310ServiceOccupations142145175174FarmingForestryFishing19121212PrecisionCraftRepair13812612470OperatorFabricatorLaborer1281181411201990EducationalAttainment1NoHighSchoolDiploma231213273256HighSchoolDiplomaOnly296294307233SomeCollege224235207200AssociateDegree60584538BachelorsDegree128137111166GraduateorProfDegree6163581071990PODByTranslJontoWorkDrivingAlone725699560704Carpool149137139125PublicTransit20244758WalkingOnly36404872OtherMeans19222529WorkingatHome25078182131990HouseholdsBvfIofVehiclesoVehides1021081771931Vehide3343484163952orMoreVehicles5645444074121Population25yearsandoyer21The182percentforNorfolkCitymaybearesultofCensusBureauerrorSourceBasileBaumarmProstandAssociatesClaritasIncGRANBYEMP



17BasileBaumannProstAssociatesIncWehaveadaptedtheMarketStatisticsindexforuseinthepreliminaryassessmentofthemarketfeasibilityoftheRiverviewVillageethnicrestaurantthemeThedatavariablesthatwehaveconsideredisaslightlyabridgedsetlimitedbydataavailabilityWehavecalculatedtheaforementionedscoresforseveralreferenceareastheNorfolkMSASouthHamptonRoadsandNorfolkinorderthattheGranbyStreetmarketareacanbeassessednotonlyincomparisontotheUSbutinrelationtoitsregionThevariablesusedthevaluesforeachanalysismethodologyandtherankingsforeachreferenceareaareshownonTable12ThesummaryconclusionsarethefollowingAllofthereferenceareasintheHamptonRoadsareahavescoresofover100meaningthatallaremoreattractivethantheaveragelocaleintheUnitedStatesforrestaurantdevelopmentTheRiverviewVillagemarketareahasascoreof1071ThisscoreisthelowestamongthereferenceareasbutstillmeansthatthemarketareaismoreattractivethantheaverageplaceintheUnitedStatesforrestaurantdevelopmentThescoreforthemarketareaishelpedbyrelativelyhighpercentagesoffoodconsumedoutsidethehomeandwomenbetweentheagesof16and64thatareworkingbutharmedbyrelativelyfewhouseholdsinthemiddleincome2500050000categoryandarelativelyhighunemploymentrateSouthHamptonRoadsisthemostattractiveareafornewrestaurantswithascoreof1215compare100UnitedStatesaverageSouthHamptonRoadsisfollowedcloselybytheNorfolkMSAasawholewithascoreof1208ThescoreforSouthHamptonRoadsisdrivenupbyrelativelyhighpercentagesofwomenbetweentheagesof16and64thatareworkingandhighpercentagesofpersonsemployedWhiletheNorfolkMSAhasarelativelylowpercentageofwomenaged1664workingithasalargeproportionofitspopulationaged2544resturanttargetmarketWhiletheanalysisappearstoindicatethatthemarketareademographicswillnotprovideitwithadistinctcompetitiveadvantageinattractingrestaurateurinterestwithintheregionthescoreof1071indicatesthattheareaiscomparativelyadvantagedrelativetothenationasawholeandnotatadistinctdemographicdisadvantagewithinitsownregion



TABLE12MODIFIEDRESTAURANTOPORTuNITYINDEX11GRANnyMARKETAREAANDREFERENCEAlmASBaseValuePercentofTotalllrAreaAdjustedIndices1NorfolkSouthNorlhlkGranbyNorlillkSouthNorfolkGranbyWeightIndicatorUSAMSAIlRCityMktAreaMSAIlRCityMktArea3HouseholdswithAfterTaxIncomeof500003242953032162519109356677753ShareofPoodConsumedOutsidetheHome3883913993833911007102898610082PercentofWomen664Working615582684609633946111499010302HouseholdswithAfterTaxIncomeof3500049999173193197176145IIJ6113910178382PercentofPersonsEmllloyed938948949939922101110111001983IofHouseholdswithAtierTaxIncomeof25000349991421671721731511176121112181063IofPopulationAged25to443174213443092891328108597591214WeightedIndices3NorfolkSoulhNmfolkGranbyWciuhtIndicalClrUSAMSAllRCityMklAren3IlouseholdswithAfterTaxIncomeof50000300027312806200023243ShareofPoodConsumedOUlsidelheHOllie300030203084295730242IercentofWOfnen1664Workinl200018932227198120602lIouseholdswithAfterTaxIncomeof3500049999200022312277203516762PercentofPersonsEmllJJved200020222023200319661ofHouseholdswilhAfterTaxIncomeof2500034999100023522423243721271ofPOllulationAged25to441000265621701950182314UnadjustedFinalScore4AdjnstedFinalScoreDividedbyWeights5Rallkings14000100051690612082170101215I1536110973150011071411Abbreviatedmethodologysimilar10thatappliedbyMarketStatisticsofNewYorkCityderives1995estimatesfromClaritasIncdata2TakesUSValueasabasel00andadjustsotherindicatorsaccordingly3MullipliesAdjustedScoreByCategoryWeight4ThesumofWeightedIndicesdividedby14totalnUlnberofweights5DividesUnadjustedFinalScorebyNumberofWeights14SourceBasileDaumannProstandAssociatesAmericanDemographicsMagazineMODIFIEDRGI



18BasileBaumannProstAssociatesIncRestaurantPurchasePotentialDataforSouthHamptonRoadsFigITheexcellentmodifiedrestaurantgrowthopportunityindexrankingofSouthHamptonRoadsindicatesthatconsumersintheareashowapropensitytoeatoutthatexceedsthenationalaverageFigure1providesCACIncscurrentestimateofthepropensityofconsumersintheaggregatedcitiesofSouthHamptonRoadstoexhibitcertaintypesofdiningbehaviorsKeyitemsofnoteincludeLessthan10percentofSouthHamptonRoadsresidentshavedinedoutonceamonthorlessinthelasttwelvemonthsThisisbelowthenationalaveragefornondinersArearesidentsareapparentlyverypredisposedtodiningatfamilyrestaurantsastheareacomesin10indexpointsabovethenationalaverageforbothpersonseatingdinneratafamilyrestaurantorsteakhouseinthelast6months53percentoftheareapopulationandpersonsdining23timesatafamilyrestaurantinthelastmonthalmost24percentofthepopulation90percentofthepopulationhaspurchasedfastfoodinthelastsixmonths4pointsabovethenationalindexandalmost59percenthaveeatenlunchatafastfoodrestaurantwithinthelast6monthsEInflowOutflowAnalysisPreliminarySlPportableSquareFeetAnalysisInflowOutflowAnalysisThoughasshownaboveindustryassessmentsanddemographicanalysespresentconflictingargumentsininstancesforthelikelyfeasibilityofpursuinganethnicrestaurantthemeforRiverviewVillageourretailexpendituremodelindicatesthatthevisionmayhavedefmedmarketsupportComparativeanalysisofretailsalesandexpendituresfortheRiverviewVillagemarketareashowsthatareasonablylargeoutflowofdollarsexistsinanumberofstoretypecategoriesparticularlyintherestaurantcategoryApplicationofrelativelylowRiverviewVillagecaptureratestotheseoutflowsshowsthatamarketingeffortfortheavailablespaceandlandcouldprovidesupportforasubstantialamountofaddedcommercialspaceintheareabasedontheextentofoutflowfromthemarketareaaloneienoconsiderationyetofpossiblecaptureofbroaderareademand



IlilCJjTIDEWATERVAUEAAGGREGATEDCITtESFIGURE1page1of2RBSTAtJRANfSPtJRCHASEPOrENrIALSITEGeographicAreaExpectedNumlUirofProuctConaumerBehaviorAdultsLlEPersondinedoutinlast12months350855470103Dinedout1timQsaweekinlast12months156175209104Dinedout2or3timesamonthinlast12months82003110105Dlnodutonceamonthorlessinlast12months736999i98Dinedatfamilyrestaurantsteakhouselast6mo523503701106Dinedtimesramreatsteakhouselast30days17463823410501ngd23timssfamreststeakhouselast30days175701235110Dined2timesfamreststeakhouselast30days173182232103Atebreakfastatfamereststeakhouselast6mo97210130105Atelunchatfamilytaststeakhouselast6mo15522522199AtQdinneratfamilyreststeakhouselast6mo39234a525110Ateatfamilyreststeakhouseonwkdylast6moAteatfamilyreststeakhouseonkndlast6moPersonpurchasedfastfoodinlast6monthsPersonpurchasedfastfood9timeslast30daysPersonpurchasedfastfood48timeslast30daysPeronpurChasedfastfood4timeslast30daysPurchasedfastfoodforbreakfastinlast6monthsPurchasedfastfoodforlunchinlast6months291015390107325578436110666167892104249866335109235019315107lS121724394172512231105439584Se9104ThesedataarebaaeduponnationalpropenaitiaatopurchasefastfoodoreatinfamilyrestaurantsappliedtolocaldamoqraphlCcompositionPurchasedatawerecollectedbyMadiamarkResearchIncinanationallyrepresentativesurveyofUShouseholdsThisorkiscomprisedofcoyrlqhtedandconfidentialmaterialAPPIPuchaaePotcuitialIndexmeasurestherelativelikelihoodoftheadultsinthespecifiedttadeareatoexhibitcertainconsumebehaviororpurchasingpatternscomparedtotheUSaveraqeAPPIof100representstheOsveta2CAeFAX70



sr4j1rtrtfu4CACIlt4FIGURE1RBSAtmANSPtmCHASZPODIALPaqe2cf2TIDEWATERVAAREAAGGREGAEDCITIESSITEsGeoqraphlcAreaExpectedNumbsofProauctConsumerBehaviorAdultsIIPPIPurchasedfastfoodforsnacksinlast6months11109153104Purchasedfastfoodfordinnerinlast6months39054528109PurChasedfastfoodduringtheweekinlast6mo509005681106PurchasedfastfoodontheweeKend1nlast6mo383596514109Personorderedfastfoodfoeatininlast6mo35103547099Personorderedfastfoodforhomedelivlast6mo105920142122Personorderedfastfoodfortakeoutinlast6mo451564605111CAeI00292CAeIFAX



19BasileBaumannProstAssociatesIncAsunimaryofkeyfIndingsofouranalysistodatefollowsseeTable13HouseholdsintheRiverviewVillagemarketareahavealotofdollarstospendbutdonottypicallyspendmoneynearhomeWhileestimated1995salesformajorstoretypesinthemarketareaareapproximately1066millionexpenditurestotal1816millionconnotinganetoutflowof75millionor70percenttoothershoppingareasinNorfolkThemostsignificantoutflows329and268millionrespectivelyareidentifIedforgrocerystoresanddepartmentstoresTheseoutflowsareequivalenttoalmost80percentofthenetexpenditureoutflowforthemarketareaThesearestoretypesthatdonotfItintothecharacteroftheareaorthetargetedthemeThedepartmentstoresatWardIsCornerandareamallscapturethissegmentofdemandandthegrocerystoresatbothWardsCorneralong21stStreetandatColleyVillagecapturemostofthesupermarketdemandOutflowofexpendituresatrestaurantshoweveristhenextlargestoutflowrepresentingalmost26percentofthenetexpenditureoutflowWhiletheGhentareawithestablisheddestinationrestaurantslikeMagnoliasetclikelydrawsawayalargeamountofthesedollarswithWardsCornerandtheDowntownalsoofferingoptionsthenearbycompetitionforthefoodawayfromhomedollarisnotnearlyasstrongascompetitionfordepartmentstoreandgrocerystoreexpendituresThereisalsosignifIcantoutflow17millionfordrinkingestablishmentsTheanalysisalsoidentifiedsubstantialexpenditureoutflowintheapparelstorecategoryparticularlyforMensandBoyIsApparelPreliminarySupportableSquareFeetAnalysisThenextstageinouranalysistodateLTlvolvestheestimationoftheamountofsquarefootageofvariousstoretypesthattheidentifiedoutflowsmightsupportThetotaldollarvolumeofoutflowforagivenstoretypewasdividedbybaselinesalespersquarefootnumbersforthegivenstoretypedrawnlargelyfromUrbanLandInstituteUSNeighborhoodShoppingCentersdatawitharegionaladjustmentappliedtoyieldtotalsupportablegrosssquarefootage



TABLE13GRANBYSTREETRIVERVIEWVllLAGEMARKETAREARETAILINFLOWIOUlFLOWANALYSIS19951995RetailInflowNetStoreTvpeSalesExpendituresOutflowInflowBuildingMaterialsandSupply1090000053714000718600066HardwareStores525000001223000127700051LawnandGardenSupply600000108900048900082AutoSupply5690000048730005202700029GroceryStores3000000062880000532880000110DrugStores5110000001136700053670003EatingEstablishments5126000003224000019640000156DrinkingEstablishments5100000181800017180001718DeparrmenrStores51300000281350005268350002064NonApparel5937300202853355193480352064ApparelAggregate115362700784966574869652064ApparelStores10692000MenandBoys40000056201360S58013601450Womens140000038491202449120175ChildrensSO641520641520ShoeStores5160000033930001793000112SubtoralApparelStores534000001408500010685000314HomeFurnishingslFurniture51100000294800051848000168HouseholdAppliances520000018300001630000815RadiolTVIMusicStores597000004623000507700052MiscellaneousRetailBookStores4400000129071353109287NAStationeryStores0549955549955SouvenirStores514000005166201426201419JewelryStores5500000521570821657082331SportingGoods5380000052086358l71364245HobbyToyGame5500000051821l433178857NACameralPhotoSO707240707240NALuggageSO52121725212172NAFlorists512000005813326538667432SubtotalMiscRetail516300000108000035549999734IITOTALMARKETAREAI510660000018162500357502500370IBOLDTYPEINDICATESSTORETYPESWITHOTFLOW1190oftheApparelExpendituresNotMadeinApparelStoresSourceClarirasBureauofLaborStatisticsBBPAssociatesGRANBYRET



20BasileBaumannProstAssociatesIncRiverviewVillagebecauseofthecompetitionintheareawillbeabletocapturebutasmallpercentageofthisexcessdemandHoweverasthefollowingbulletpointsindicateevenwhenlowcaptureratesareappliedsubstantialamountsofnewspacethatfitsinwiththethemeandwishlistofRiverviewVillagerepresentativesmaywellbesupportablealongGranbyinthisareaAsshownonTable14applicationofreasonablylowcaptureratestotheidentifiedoutflowsforsixteen16distinctstoretypesyieldsenoughresidualexpenditurestosupportanadditional39304squarefeetofretailHoweverthesquarefootagecapturesforeightstoretypeslawnandgardendrugstoreshomefurnishingsfurniturehoueholdappliancesstationerystoresandjewelrystorescameraphotoandluggagewerebelowthesizethresholdrequiredforastoreandshouldbedisregardedApplicationofa15percentcaptureratetoeatingestablishmentoutflowyieldsapproximately26200squarefeetofsupportablespaceorfivesitdownrestaurantsA5percentcaptureofdrinkingestablishmentoutflowexpenditureswouldsupportalittleover1800squarefeetmorethanenoughforacantinaorotherethnicallyorienteddrinkingestablishmentthatmightservefoodaswellA5percentacrosstheboardcaptureofapparelexpenditureoutflowwouldsupportapproximately3650squarefeetofmixedapparelofferingsprimarilyasstatedaboveofthemensandboysvarietyThemerchandiseatthesestoreshoweverwouldhavetobecarefullynichedalongthelinesoftheDuce2toavoidduplicatingmerchandisethatcouldbeavailableforcheaperpricesatWardsCornerorbecomeavailableatthependingMacArthurCenterApparelstoresalsomayhavedifficultyinstandingalonewithoutotherstoresofferingsimilartypesofshoppersgoods



TABLE14GRANBYSTREETLOCALMARKETAREAPRELIlvtINARYSUPPORTABLESQUAREFEETANALYSISSCENARIO1NetInflowEstReqSupportableEstSiteStoreTvPeOutflowSalesPSFGSFCaptureCaptureSFNOTESBuildingMaterialsandSupply57186000HardwareStores51277000LawnandGardenSupply48900051169141835209InsufficientdemandAutoSupply52027000GroceryStores3288000053014110908611091PossibilityforSpecialtyFoodMarketDru2Stores3670005207621768588InsufficientdemandEatingEstablishments196400005112371747751526216Approx5restaurantsDrinkin2Establishments517180001373612507151876PossiblecantinaDepanmenrStores26835000NonApparel19348035WhileoutflowexistslocationofstoreinareadoubtfulApparelA22leute57486965ApparelStoresMenandBoys55801360142504071152036Womens5244912015071162515813Childrens564152051469543655218ShoeStores5179300015316117075585SubroralADparelStores10685000730343652Possibilirvfor12storesHomeFurnishingslFurniture51848000512552147235736InsufficientdemandHouseholdAppliances163000051765692325462InsufficientdemandRadialTVIMusicScores5077000MiscellaneousRetailBookStores53109287StltioneryStores4995558649578529InsufficientdemandSouvenirStores26201410220256430769PossiblegivenZooplansJewelryStores165708252522265705328InsufficientdemandSportingGoods1713642HobbyToyGame53178857CameralPhoto57072402454528815144InsufficientdemandLuggage52121725203921040552InsufficientdemandFlorists538667410615SubrotalMiscRetail5499997136331323BOLDTYPEINDICATESSTORETYPESWITHOUTFLOWITotlSqFtRetailDemand39304WithapplicationofvariouscaptureratesSourceClaritasBureauofLaborStatistics1995DollarsandCentSofShoppingCentersadjustedUSNeighborhoodCenterBBPAssociatesGranbySuppsf



21BasileBaumannProstAssociatesIncApplyinga30percentcaptureto11souvenirshopoutflowyieldsenoughsupportablesquarefootageforasmallshopItshouldbenoted1that30percentisarelativelyhighcapturerateand2thattheanalysisdoesnotexplicitlytakeintoaccountanysouvenirsalesinretailspaceatthezooHowevergiventhescopeoftheZoosexpansionplanswefeelthattheseassumptionsarereasonableItispossiblethattheshopcouldaddspacetoofferalimitedselectionofcamerarelatedmerchandisetocapitalizeonthesignificantoutflowthatdoesexistinthiscategorywhilethisoutflowisnotsubstantialenoughtosupportadedicatedcamerastoreinthemarketareaOnecouldarguethatwithcarefulmerchandisingandnichemarketingtodifferentiateitselffromcompetitorsinGhentaspecialtyfoodmarketmightbesupportableIfonly1percentoftheoutflowcouldbecapturedevenatsalespersquarefootrequirementssimilartothoseoragrocerystorechainjustover1000squarefeetofspaceissupportableSummaryOurinitialmarketanalysesindicatesthatthereispotentialforadditionalrestaurantspaceintheRiverviewVillageareaOurinflowoutflowanalysisrevealsthata15percentcaptureofthepresentoutflowoftheexpendituresmadebymarketarearesidentsateatingestablishmentscouldsupportapproximately26200squarefeetofrestaurantspaceThehighaveragedailytrafficcountsalongGranbyapproximately23000in1994thepotentialfornewresidentialdevelopmentalongthewaterfrontegLafayetteYachtClubandtheplannedzooexpansionprojectedannualattendanceof500000by1999allsuggestthatadditionalsupportforintensifiedrestaurantandretaildemandmaybeforthcomingHowevercomparativeanalysisofmarketareademographicsinrelationtothoseofNorfolkSouthHamptonRoadsandtheMSAindicatesthattheseotherareasmaycurrentlyhaveoverallacompetitiveadvantageinattractingrestaurantoperatorsThesummaryconclusionthenisthatdermedmarketingstrategiesandpublicpolicydirectiveswillbeneededforthemarketareatoattractprivatesectorinterestandcapitalizeonthelatentdemandofitsresidentsforrestaurantsanddevelopaninternationalethnicrestaurantrow



22BasileBaumannProstAssociatesIncIV35THSTREETOurworkonthe35thStreetmarketareahasfocusedonundertakingtheresearchanddemographicexpenditureanalysistoassesstheviabilityofthetargetedthemeofthe35thStreetMerchantsAssociationtheAfricaTownconceptAmoresecondaryfocuswastheidentificationofpossiblenicheopportunitiesforothertypesofretailIncompltingthisassessmentwecompletedthefollowingAPrimaQResearchFieldsurveysofareabusinessesmeetingswithcommunityrepresentativesandpreparationofdetailedmeetingminutesinterviewswithareabusinessoperatorsdiscussionswithkeypublicofficialsinvolvedintherevitalizationeffortsforParkPlacereviewofplanningdocumentsrelatingtothefocusareaBBackgroundSecondaryResearchCollectionofextensivebackgroundinformationanddataontheblackconsumerpreparationofaresourcebookcontainingthesematerialsfortheuseof35thStreetcommunityrepresentativesCDefinitionofPrimaryLocalMarketAreaI5LocalMarketAreaAnalysisGeneralanalysisofdemographicdataforthedefmedlocalmarketareaconstructionofretailexpendituremodelandinflowoutflowanalysispreliminaryestimatesofsupportablesquarefootagebystoretypeandEAssessmentofCapturePotentialforTargetedRegionalAfricanAmericanConsumerEJqendituresandOtherPotentialDemandSegmentsEstimationofexpendituresmadebyAfricanAmericanhouseholdsNorfolkSouthHamptonRoadsandtheNorfolkMSAestimatesofpossibleadditionaldemandfromlocalareahouseholdsnonAfricanAmericanhouseholdsattheregionallevelandthetouristsubsequentmarkettestingofreasonablecapturesthat35thStreetareamightexpectfromthesesourcesofdemandpreliminaryestimatesforsupportablesquarefeetbyselectedstoretypeBriefdiscussionandsummaryfmdingsforTasksACarepresentedbelowTasksDEaredealtwithingreaterdetailbelow



23BasileBaumannProstAssociatesIncAFieldSurveysandInterviewsAninventoryofbusinesseswasperformedfortheeastwest35thStreetcorridorbetweenGranbyandHamptonBoulevardTheareastothefareastandwestoftheCorridorienearesttoGranbyandHamptonrespectivelyarealmostentirelyresidentialTherearescatteredretailusesleadingeastandwesttowardsanidentifiedretailcoreinthetwoblockareabetweenGosnoldandColonialInterviewsofareabusinessesandmeetingwithcommunityrepresentativeswereperformedbothoverthephoneandinpersonduringlateJanuaryandFebruaryTheinterviewsandmeetingsindicatedthepresenceofaresilientbaseofbusinesspeoplethathaveideasforimprovementoftheareabutarenotexperiencinggrowthinsalesatpresentCommunityrepresentativesareconcernedthattheirareaisnotperceivedasapriorityforCityinvestmentBothindependentlyoperatedsuchastheNorfolkTradingPostandCommunityMusicandchainbusinessesegDollarGeneralthatoffermoretraditionalretailgoodsandservicesreportthatthemajorityoftheircustomerscomefromthelocalcommunityHowevertheretailersthatoffermoreAfrocentricgoodsthathavebeendefmedasthefocusofthecommunitystrategyforretailrevitalizationegAfricaHouseSelfImprovementEducationalBookstorereportthattheydodrawcustomersprimarilyAfricanAmericanfromaregionalbaseNOTEAfrocentricgoodsbroadlydefmedmightincludeanyproductdesignedormarketedtoappealtotheAfricanAmericanconsumerExamplesmayincludebutnotbelimitedtotraditionalclothingspicesincenseoilscraftsbooksgiftsetcBBackgroundDataonMarketingtotheBlackConsumerEthnicShoppingDistrictsAcopyofthefullresourcebookhasbeendeliveredtoCityPlanningandtoselectedcommunityrepresentativesAttherequestofothercommunitymembersfollowingaFebruary14meetingatBettytsDenBBPAssociatessentoutadditionalcopiesviafrrstclassmailAdditionaldatawascollectedonblackconsumerexpenditurepatternsfromtheBureauofLaborStatisticsandwasutilizedintheestimationofblackhouseholdexpendituresattheCityregionalSouthHamptonRoadsandMSAlevelThisdataandanalysisaredealtwithindetailintheSectionFSubsection1NOTESubsection2evaluatesadditionaldemandthatmightbecapturedfromnonAfricanAmericanhouseholddemandattheregionallevelandfromthetouristmarketSelctedothersuccessfulorpotentiallysuccessfulAfricanAmericanfocusedshoppingdistrictswerealsoexploredinordertoprovidecontextforlookingat35thStreetFromthecasestudiesmentionedbelowitappearSthatpublicinvestmentofteninausethatattractsareapatronsratherthanjusttouristsmayprovidetheanchorneededtoleveragetheretailpotentialoftheareas



24BasileBaumannProstAssociatesIncInWashingtonDCtheUStreetareaintheShawneighborhoodisperhapsthemostdirectmodelasAdamsMorganisamultiethnicshoppingdistrictInthelate1980stheonlyanchoroftheareawastheBensChiliBowlrestaurantandEgbersLiquorsWhiletheconstructionofanearbyMETROstationhasharmedmanyareabusinessesretaildevelopmentinthisareahasreactedpositivelytopublicinvestmentintheReevesMunicipalCenterabout10yearsagoandtheLincolnTheater9millioninvestmentandFebruary1994reopening50commercialbusinessesarenowoperatingontheeightblocksIndependentoperatorsdominatetheretailsceneincludingavarietyofnicherestaurantsWebbsSouthernFishandRibsKokebEthiopianrestaurantandtheUTopiarestaurantcoffeehousesKaffaCoffeeHouseMorgansCoffeeCafeandapparelshopsMoodIndigoVintageClothingNanaKittoesClothingandHouseofZamZam22000squarefeetofadditionalspaceiscurrentlyplannedInPhiladelphiatheconstructionoftheApollocomplexthatwillserveasTempleUniversitysConvocationCenterandtherelocationofseveraluniversitydepartmentsisexpectedtoleadrevitalizationonCecilBMooreAvenueTheplanshavegeneratedspinoffdevelopmentofrestaurantsinthisareathatwasknowninthe1930sastheJumpStreetofPhiladelphiaandtherearependingplansfordevelopmentofhousingInHarlemtheApolloTheatreandSylviasserveasmagnetsforarearesidentsWithinthelasttwoyearstheoperatorofArtworksChicagotoldusatwoblockAfrocentricretaildistricthasdevelopedaroundarenovatedtheatreownednowbytheactressMarlaGibbsinLosAngelesAnchorfunctionsorientedstrictlytowardsthetouristmarkethavefailedtoyieldasmanyretailspinoffbenefitsAtlantasAuburnAvenuehasfailedtocapitalizeonthenearbylocationoftheMartinLutherKingCenterandregainsomemeasureoftheactivitylevelthatitexperiencedpriortodesegregationandtheconstructionof17585thoughtheOlympicsmaywellchangethisTheonlydestinationretailusealongthisstreetatpresentistheAuburnAvenueRibShackSimilarlytheFrederickDouglassBoyhoodHomeintheAnacostiasectionofWashingtonDChasnotgeneratedmuchspinoffactivityCDefinitionofLocalMarketAreaThelocalmarketareafor35thStreetmustbenarrowlydefmedduetothenatureofbothretailofferingsinthearealimitedanddemographicdifferencesbetweentheareainrelationtoothernearbyareasTherailroadtracksrunningeastwestjustsouthofthesouthernedgeofthemarketareahavebeenmentionedbybothclientrepresentativesandmembersofthecommunityasrepresentingadividinglinethatisrarelycrossedbytheconsumer



25BasileBaumannProstAssociatesIncThe35thStreetlocalmarketareaisoutlinedonMap2Thesouthernboundaryofthemarketareais26thStreetorRoute247fromHamptonBlvdinthewesttothewesternbankoftheLafayetteRiverintheeastTheeasternandnorthernboundarywouldbethebankoftheLafayetteallthewayaroundtothewesternboundaryofthemarketareaHamptonBlvdDEconomicDemographicOverviewandInflowOutflowAnalysisLocalMarketAreaThedemographicsforthelocal35thStreetmarketareadonotindicatestrongdemandforadditionalretailspaceconfirmedbelowbythelocalareainflowoutflowanalysisKeypointsfromgeneraldemographicandeconomicanalysisofthemarketareaareasfollowsPopulationCharacteristicsTable15Thepopulationofthe35thStreetmarketareafor199514183representsonly6percentofNorfolksestimated1995populationof239184seeTable15ThepopulationinthemarketareahasdeclinedfasterthanthedecliningpopulationbaseinNorfolksince1980PopulatiOndeclined86percentbetween1980and1990comparedtoa22percentdeclineinNorfolkThemarketareapercentageofpopulationdeclinehasacceleratedonadiminishingbaseinthelastfiveyearsto108percentthoughNorfolksrateofdeclinehasacceleratedevenmoreto84percentThemarketareasIrojected115peJglclineinpopulationfrom19952000inthemarketareawouldleavethepopulationat12555from17386in1980ThedeclineinthenumberoffamiliesinthemarketareaapotentialindicatorofareainstabilityanddecliningconsumerdemandformostgoodstypeshasbeenevenmorepronouncedThenumberoffamiliesinthemarketareaisexpectedtodeclineatafastertate125percentdeclinethanpopulation115percentdeclineoverthe19952000periodThisrateofdeclineexceedsthatexpectedforNorfolkwherea90percentdeclineinthenumberoffamiliesisexpectedforthe19952000periodRealgrowthinthenumberoffamiliesisexpectedforbothSouthHamptonRoadsandtheNorfolkMSAasawholeTheaveragehouseholdsizeforthe35thStreetmarketareais255for1995comparedto253forNorfolkand265forSouthHamptonRoadsAlsonotableisthehighpercentage44percentcomparedwith35percentforNoffolkand27percentfor



26BasileBaumannProstAssociatesInctheregionasawholeofhouseholdsclassifiedbytheBureauoftheCensusasnonfamilyTbishighpercentageisexplainedbythehighnumberofsingleparenthouseholdsaggregatedundernonfamilybytheCensusthatisevidentincensustractdataforParkPlaceTherelativelyhighproportionofthepopulationovertheageof45alsowouldnotbeperceivedasanindicatorofstronglocaldemandforretailApproximately263percentofthemarketareapopulationisolderthan45comparedto251percentoftheSouthHamptonRoadspopulationandjust247percentoftheNorfolkpopulationThe292percentofthemarketareaspopulationaged2544islowerthantherelativepercentageofadultmiddleagedpopulationinanyofthereferenceareasWhilethepercentageofthepopulationaged1525howeverishighrelativetoreferenceareasat255percentcomparedto156attheMSAleveltheseconsumersdonothavesufficientincomesorthepurchasingpatternstoeffectivelysupportmuchnewretailspaceTheracialmixinthe35thStreetmarketareaisquitedifferentfromtheoverallracialmixforNorfolkanddramaticallydivergentfromthatseenfortheSouthHamptonRoadsandNorfolkMSAareasThepercentageoftotalpopulationrepresentedbyblacksismuchhigherat64percentcomparedto40percentinNorfolkand28percentinSouthHamptonRoadsThepopulationisalsonotasdiverseethnicallyasthatofNorfolkasawholeastherearefewAsianandHispanicmarketarearesidentsIncomeCharacteristicsTable16AcomparativelookatincomelevelsinthemarketareacreatesadditionalconcernsvvthepotentialforthemarketareatosupportadditionalretailbymeansofinternallygenerateddemandKeypointsofouranalysisasillustratedbyTable16arethefollowingPercapitaincomesinthe35thStreetmarketareaweresignificantlylowerinboth1989at9246and1995at12227thaninanyofthereferenceareasWhilepercapitaincomesaregrowingatarelativelyfastrateinthemarketareathisphenomenonasintheRiverviewVillageareaislikelymoretheresultofdecliningpopulationthananindicatorofgrowingstrengthinincomelevels



MAP235THSTREETMARKETAREAIi1JrlIU1cIci1artoJlrz112oj0CFreewayArterialJMARKETAREAInterchange



TABLE15SUMMARYPOPULATIONDATAANDPROJECTIONS35THSTREETTRADEAREAANDREFERENCEAREASComparativeAreasNorfolkSouthNorfolk35thStreetKevSummlponVariablesMSAHamptonRoadsCityTradeAreaPooulation19801368375681376266979173861990162179081034626122915892Change19809018518922861995173294783482723918414183Change19909569308410820001846162861160220167Us55Change199500653280113Chane19900013863157210AveralieHHSizePersons1990268272552391995266268253253200026326524925PercentPooulationbvRacel995WhiteNotHispanic654649530316BlackNotHispanic294282404640AsianNotHispanic25353026AllOtherNotHispanic04040504Hispanic23303113Families19904202902015025764031831995452181209329536602833Change1990957639691092000483635216615488372482Change199500703590125Chane199000151751532201995PercentPooulationBYAile05yearsold82868475515yearsold1481461241141525yearsold1561732342532544yearsold3353443092924564yearsold17916214115765yearsold9989107106199fJPercentHouseholdslJvHHTvoeIaleNoWifeNoChild18192231FmaleNoHusbandNoChild52526484farriedCoupleFamily573556460296OtherFamilyHholdwIChild8992106149onFamily268280349439SourceBasileBaumannProstandAssociatesC1aritasInc35thpop



TABLE16SUMMARYINCOMEDATA35THSTREETTRADEAREAANDREFERENCEAREASComparativeAreasNorfolkSouthNorfolk35thStreetKeySummarYVariablesMSAHamptonRoadsCityTradeAreaPerCaoitaIncome19891316613316116439246199516384167541518312227Change19891995244258304322MedianHHIncome198929858301125236491932419955341035349352836922768Change198919951421602001781995MedianHHWealth4982254211222929171091995HHIncomeDistributionLessThan5100001171051562465100005199991421361731882000024999868810510852500034999167172173155535000499991931971761275500005749991831851341045750009999966684641510000046503631SourceBasileBaumannProstandAssociatesClaritasInc35THSTINC



27BasileBaumannProstAssociatesIncMedianhouseholdincomeswerelowerinthemarketareathanthoseinallofthereferenceareasforboth1989and1995at19234and22768respectivelyMedianhouseholdwealthisasistypicalinlowerincomeneighborhoodslowerthanmedianhouseholdincomefor199525percentlowerthanforNorfolkwherethesamephenomenonispresentandroughlyonethirdthelevelsreportedfortheSouthHamptonRoadsregionandNorfolkMSAUnlikethelargerRiverviewmarketareathegrowthrateinconstantdollarsformedianhouseholdincomebetween1989and1995laggedthoseexperiencedinallreferenceareasEmploymentIable17Employmentandeducationaldataforthe35thStreetmarketareaareofmostconcernintermsofperceptionsoftheareasabilitytosupporttheexpandedretailoftheareathemeTheareahasalowpercentageofthewellemployedandwelleducatedminoritypopulationthatcreatesalargeportionofthedemandforethnicfocusedretailinareaslikeWashingtonDCWhilethemarketareahasareasonablyhealthypercentageofitsworkforceinmanagerialandprofessionalspecialistoccupations245percentcomparedto233percentforNorfolkthishigherincomeworkforcesegmentissmallerthantherelativeregionalandMSAlevelsAveryhigh392percentofthemarketareapopulationovertheageof25hasnohighschooldiplomacomparedto273percentoftheoverallCitypopulationand213percentoftheover25populationinSouthHamptonRoadsOnapositivenotetheredoesappeartobeareasonablysignificaItconcentrationofpersonswithbachelorsandgraduatedegreesandthemarketingofethnicretailifthisconceptispursuedwillneedtofocusonthismarketsegmentAveryhighpercentage291percentofmarketareahouseholdsownnovehiclescomparedto177percentattheCitylevelandonly102percentfortheMSAasawholeWhilethislackofmobilitymightenhancethecaptureratesthatneighborhoodretailintheareamightreasonablybeexpectedtoobtainitisafurtherindicatoroflowspendingpowerintheareaThe1990unemploymentrateforthemarketarea113percentisovertwicethatreportedforSouthHamptonRoadsinthesameyear51percent



TABLE17SUMMARYEMPLOYMENTRELATEDDATA35THSTREETTRADEAREAANDREFERENCEAREASComparativeAreasNorfolkSouthNorfolk35thStreetKevSwnmarvVariablesMSAHamptonRoadsCityTradeArea1990UnemoovmentRate5251611131990EmoBvOccuoationManagerialProfSpec259267233245TecbSalesAdmnSupport313333316271ServiceOccupations142145175230FarmingForestryFishing19121219PrecisionCraftRepair13812612467OperatorFabricatorLaborer1281181411681990EducationalAttainment11NoHighSchoolDiploma231213273392HighSchoolDiplomaOnly296294307203SomeCollege224235207189AssociateDegree60584528BachelorsDegree128137111U4GraduateorProfDegree616358631990POlBvTranslontoWorkDrivingAlone725699560627Carpool149137139133PublicTransit20244788WalkingOnly364048102OtherMeans19222543WorkingatHome25078182071990HouseholdsBYofVehiclesoVehicles1021081772911Vehicle3343484163632orMoreVehicles5645444073461Population25yearsandover2The182percentforNorfolkCitymaybearesultofCensusBureauerrorSourceBasileBauinannProstandAssociatesClaritasInc35THSTEMP



28BasileBaumannProstAssociatesIncEInflowOutflowAnalysisSupportableSquareFeetLocalMarketAreaOnlyGiventhedemographicsdiscussedaboverelativelylowincomesandlowwealthcomparativeanalysisofretailsalesandexpendituresforthe35thStreetmarketareaindicatesaverylimitedoutflowoflocalareaexpendituresthatmightbecapturedtoprovidesupportforadditionalretailspaceThereappearstobeonlyonemajorretailcategoryapparelinwhichtheoutflowexpendituresfromthemarketareaalonecouldsupportadditionalretailspaceAsummaryofkeyfIndingsofouranalysisfullydetailedbyTable18followsEstimated1995salesformajorstoretypesinthemarketareaareonly607millionbutavailableconsumerexpendituresareevenlessat477millionconnotinganetinflowof13millioninexpendituresor21percentWhileseveralsmallerretailcategoriesparticularlymiscellaneousretaillikejewelrystoresandcamerastoresdorevealoutflowthedollarvolumeavailableforcapturewouldnotbelikelytosupportanewstoreseeTable19ThemostsignifIcantoutflows329and268millionrespectivelyareidentifIedfordepartmentstoresandapparelstoresat64millionand33millionrespectivelyThecharacteroftheareaasinthecaseofRiverviewVillageisunlikelytoattractadepartmentstoreasmostareaconsumerstoreportswouldeithermakethejourneytoWardsComertotherecentlyopenedHillsorsubstitutetoanextentthegoodsavailableattheDollarGeneralSomepercentageoftheseapparelexpenditureshowevercouldlikelybecapturedbyadditionalstoresthatfItintothetargetedAfricaTownconceptApplicationofa15percentcaptureratetooutflowexpendituresanaggressiveratebutpossiblyattainablewithheavymarketingcouldgeneratesalestosupportabout3400squarefeetofadditionalapparelspacetheequivalentof23storesseeiableTotalestimatedavailableoutflowforthegrocerystoresstorecategoryisarelativelysmallamountat846000HoweverahighercapturerateinthiscategoryisperhapsattainablegiventhegenerallackofmobilityofneighborhoodresidentsOurinitialmarkettestingassumeda30percentcaptureratefortheseexpendituresandfoundthatperhapsasmallmarketcouldbeconfiguredtoofferethnicfoodstofItintotheMricaTownthememaybesupportablebylocalareademand



29BasileBaumannProstAssociatesIncFTheRegionsPotentialtoServeasaCatalystfor5thStreetRetailDevelopmentGiventhemodestavailableexpenditureswithinthe35thStreetmarketareaandthecorrelatedinflowoutflowanalysiscaptureofconsumerdemandattheregionallevelwillbenecessaryinordertoleveragethedevelopmentoftheintensifiedethnicretailofferingscalledforintheMricaTownthemeCaptuLofapercentageofAfricanAmericanhouseholdexpendituresatthelevelWillneedtobethecatalystfordevelopmentofadditionalretailon35thStreetBuildingonthisfoundationLecaptureofregionalethnicdemandadditionalsourcesofdemandcouldalsobedrawnontoprovideincrementalsupportforadditionaldvelopmentoGiventheadditionalsupplysupportedbytheregionaldemandbaseincrementalexpendituresfromallhouseholdsblackandwhiteinthelocalmarketareaNOTEThe35thStreetmarketarea1iiclllireSCOiOillalPraceandRiineighborhoodstoWithproperpromotionandmarketingcaptureofdemandfrom1nonAfricanAmericanhouseholdsattheregionalleveland2touristdemandblackandwhitezooandnonzoorelatedAsnotedaboveweperceivethatacaptureoftheexpendituresofAfricanAmericanhouseholdsattheregionallevelwillprovideJ2rimbnewretadelpntOurestimatesfortheextentofthatdemandandofprobablecaptureratesarepresentedbelowinSubsection1Subsection2thenaddressesotherresidualdemandSubsection3providesasummaryofourestimatesofsupportablesquarefeet1RegionalAfricanAmericanExpendituresOurpreliminaryanalysisoftheregionalblackconsumerdemographicsandexpenditurelevelsasdetailedbelowappearstoindicatethaintermsofdollarvolumedoesexistintheNorfolkareaandthataverysmallcaptureratesoftheseexpenditurescouldyieldsufficientsupportablesquarefeettomaketheAfricaTownconceptmarketsupportableTherewere475634AfricanAmericansintheNorfolkMSAin1990orabout30percentofthetotalpopulationseeTable20Whiletheaggregateincomeofthispopulationrepresentedafarsmallerpercentageofthetotalabout19percentowingtolowerpercapitaincomelevels8477forblackconsumers



TABLE20SUMMARYOFPOPULATIONANDINCOMECHARACTERISTICSBYRACENORFOLKMSASOUTHHAMPTONROADSANDNORFOLKCITY1990USCENSUSNorfolkMSA11SOllthHamptonRoads21NorfolkCityVariablelliillBlackTotalBlackTolalPopulation1621790475634962322270871261229102135Households579268157113334948871768944332307AggregateIncomeMiI2140640321290823313041766AggregateHHIncomeMiI2069538391237521962678670PercentofAggregaleInc967952959942881875PerCapllaIncome558058477568338607501847504IncomeDislribulionNumberPercentNumberPercentNumberPercentNumberPercentNumberPercentNumberLessThan100007944613742704272406601212252325816983190104043221000014999472588218408111256727710100101159562107418212915000249991113381923354121364266192188752172074623275572342500034999103058178252251616042218014099162156411154180148350004999911249519421675138674212011241614213771154321610050KlO149998608914912163715232515671648283549316685275I9J999239294122981514284431396162373272980910000015655271099019898306930820012220206ITOTAL5192681571133349488717689443323071SoulhHamplonRoadsandIhePeninsula2SoulhHamptonRoadsisdefinedhereastheindependentciliesofNorfolkVirginiaBeachChesapeakePortsmouthandSuffolkSourceBasileBaumannProstandAssocialesBureauoftheCensusClarilaSIncCOMPBLDET



30BasileBaumannProstAssociatesInccomparedto55805forthetotalthismarketsegmentstillhasanaggregateincomeof4billionandaggregatehouseholdincomeof38billionTable20alsoindicatesthattherewere15560blackhouseholdsintheMSAwithincomesof50000ormoreTherewereanestimated270871MricanAmericansinSouthHamptonRoadsin1990representing28percentoftotalareapopulationWhiletheaggregateblackincomeforSouthHamptonRoadsrepresentsaslightlysmallerpercentageoftotalincome18percentgiventhelowerrelativepercentageofthepopulationbasetheseconsumersrepresentalargemarket23billionthatwouldbepotentiallyaccessibletoethnicretailalong35thStreetTheAfricanAmericanpopulationinNorfolkfor1990estimated102135representsamuchhigherpercentagealmost40percentofthetotalpopulationforthejurisdictionandalmost38percentofthetotalblackpopulationforSouthHamptonRoadsHoweverthegapbetweenblackandwhiteincomewidensinNorfolkasavailableAfricanAmericanincomewasanestimated766millionor25percentofthetotalcomparedtothe1012percentgapsbetweenpercentagesofpopulationandpercentagesofaggregateincomeseenattheSouthHamptonRoadsandNorfolkMSAlevelsAsmallerpercentage87percentofaggregateblackincomeisfoundinblackhouseholdsattheCitylevelthanattheregionandMSAlevels94and95percentrespectivelyThesignificantlevelsofMricanAmericanincomeshowninthe1990CensusdatawhenviewedincombinationwiththeNorfolkMSAsrecentrankingasoneofthefastestgrowingareasinthenationforsuburbanblackpopulationspeaktothepotentialcurrentbuyingpoweroftheregionalAfricanAmericanpopulationThenextstepinvolvedupdatingtheforegoinganalysisbyestimatingavailableexpendituresfor1995forblackconsumersattheMSAregionSouthHamptonRoadsandinNorfolkThe19941995ConsumerExpenditureSurveyprovidesdatasegmentingaverageexpendituresbyproductcategorybytheracewhiteandotherorblackofthehouseholdmakingthepurchaseThesedataasshownonTable21indicatesignificantdifferencesbetweenwhiteandblackspendingpatternswhichaneededtobetakenintoaccountinmakingestimatesofblackexpendituresforHamptonRoadsandbprovidemarketinginformationforanyretailerthatintendstotargetthismarketsegment



TABLE1835THSTREETLOCALMARKETAREARETAILSALESINFLOWIOUTFLOWANALYSIS19951995RetailInflowNetStoreTypeSalesExpendituresOutflowInflowBuildingMaterialsandSupply10500000860000964000092HardwareStores1500000279000122100081LawnandGardenSupply0241000241000NAAutoSupply54000001186000421400078GroceryStores16900000177460008460005DrugStores2900000289800020000EatingEstablishments108000008325000247500023DrinkingEstablishments100000438000338000338DepartmentStores70000071090006409000916NonApparel50470051255894620889916ApparelAggregate1119530019834111788111916ApparelStores2782000MenandBoys40000016135601213560303Womens010015201001520NAChildrens0166920166920NAShoeStores0966000966000NASubtotalApparelStores40000037480003348000837HomeFurnishingslFurniture600000634000340006HouseholdAppliances0452000452000NARadialTVIMusicStores42000001164000303600072MiscellaneousRetailBookStores21000003054281794572NAStationeryStores095169516NASouvenirStores30000040021610021633JewelryStores200000531866331866166SportingGoods2100000479206162079477HobbyToyGame17000004634081236592NACameralPhoto0163246163246NIALuggage05266052660NIAFlorists30000017377812622242SubtotalMiscRetail67000002579324412067662ITOTALliIARKETAREA60700000476593241304067621IBOLDTYPEINDICATESSTORETYPESWITHOUTFLOW1190oftheApparelExpendituresNotMadeinApparelStoresSourceClaritasBureauofLaborStatisticsBSPAssociates35THSTRET



TABLE1935THSTREETLOCALMARKETAREAPRELIMINARYSUPPORTABLESQUAREFEETANLYSISSCENARIO1NetInflowEstReqSupportableEstSiteStoreTypeOutflowSalesPSFGSFCaptureCaptureSFNOTESBuildingMaterialsandSupply9640000HardwareStores1221000LawnandGardenSupply24100011691206115309InsufficientdemandAutoSupply4214000GroceryStores84600030141280730842PossibilityforMarketDrugStores2000EatingEstablishments2475000DrinkingEstablishments33800013736246115369InsufficientdemandDepartmentStores6409000NonApparel4620889WhileoutflowexistslocationofstoreinareadoubtfulApparelA22Ie2ate1788111ApparelStoresMenandBoys1213560142508516151277Womens100152015071664515997Childrens16692014695113615170ShoeStores96600015316630715946SubtotalADoarelStores3348000226053391Possibilityfor23storesHomeFwnFunrlnue34000125522711541InsufficientdemandHouseholdAppliances45200017656256015384InsufficientdemandRadialTVIMusicStores3036000MiscellaneousRetailBookStores1794572StationeryStores951686491101517InsufficientdemandSouvenirStores1002161022098115147InsufficientdemandJewelryStores33186625222131615197InsufficientdemandSportingGoods1620794HobbyToyGame1236592CameraPhoto1632462454566515100InsufficientdemandLuggage52660203922581539InsufficientdemandFlorists126222SubtotalMiscRetail41206763330499InsufficieiltdemandITotalSqFtRetailDemandI5835Possiblespecialtyretailertoserveneighborhoodco11JdfocusonethnicfoodsIndependentretailerwloliquorisbasisforthesalespersquarefootestimaWithapplicationofvariouscaptureratesSourceClaritaSBureauofLaborStatistics1995DollarsandCentsofShoppingCentersBBPAssociates35thStsuppgsf



oTABLE21NATIONALCONSUMEREXPENDITURESURVEY19941995COMPARATIVEDATABYRACEAveHHoldAveHHoldPercentExpendituresPercentExpendituresPercentWhiteWhiteHHoldExpendsBlackHEoldExpendsExpendsAfterTaxIncome34978NA23444NA670AveAnnualExp32935NA22418NA681PercentATInc942NA956NANAByProductCategoryFoodatHome53931643017135559FoodAwayfromHome178854100045559RestaurantMeals13674283437610AlcatHome1710512105708AleAwayfromHome124042801226PersonalCareProducts2230718808843PersonalCareServices1780517208966NonpreseripDrugs80024902613WomensApparel5601749422882MensApparel3090927112877GirlsApparel9703119051227BoysApparel900394041044InfantsApparel800281041013Footwear25008278121112HousekeepingSupp4091227112663LawnGardenSupplies3291019109581DomesticServices5181626712515HHTextiles106035202491Furniture3341019809593FloorCoverings128045302414MajorAppliances156059404603SmallAppHouesware86034102477TVRadioSoundEquip5461743319793OtherEntEquiplServ337106203184Transportation62681904271191681rTOTALExpend19927605126795666361CESBYRACE



31BasileBaumannProstAssociatesIncSomeselectedpointsareasfollowsTheaverageannualexpendituresforblackhouseholdinthesurveywere22418or68percentoftheaverageannualexpendituresforotherhouseholdsExpendituresacrossallcategoriesforblackhouseholdsrepresentanevenlowerpercentageofwhiteandotherexpendituresat636percentThisisnotsurprisinggiventhattheburdenofhousingandmedicalcostsistypicallymoreseverefortheblackconsumerExpendituresonalcoholawayfromhome226percentofwhiteexpendituresotherentertainmentequipmentservices184percentandfloorcoverings414percentareparticularlylowfortheaverageblackconsumerWithinseveralproductcategorieshoweverblackexpendituresaresignificantlyhigherthanthoseofwhitesTheaverageblackhouseholdactuallyspendsmoreongirlsboysandinfantsapparelthantheaveragewhitehouseholdeventhoughtheaverageblackhouseholdhasanaftertaxincomethatisonaverage67percentlowerExpendituresonotherproductcategorieslikemensandwomensapparel882and877percentofwhiteandpersonalcareproductsandservices843percentand966percentofwhitewhilelowerthantheaveragewhiteexpenditureintheabsolutesensearemuchhigherwhenoneconsiderstherelativeincomelevelsInordertomakeestimatesof1995blackexpendituresinNorfolkSouthHamptonRoadsandtheNorfolkMSAweappliedtheestimatednumberofblackhouseholdsintherelevantareafor1995totheabovedatamakingadjustmentsbasedon1therelationshipbetwenareapercapitaincomeandtheaveragepercapitaincomeofthehouseholdsinthenationalsampleand2therelationshipbetweenhousingtenureforblackhouseholdsintheareaandthenationalsampleWeobtainedthefollowingestimatesAsshownonTable22theestimated1995expendituresmadebyblackslivinginNorfolkontheselectedproductcategorieslitedwas2899millionorapproximately217percentoftheexpendituresmadeontheseproductcategoriesbyallhouseholdsinthecityWethenadjustthisestimatetoaccountforblackexpendituresinthemarketareametho401ogydetailedonTable22yieldinganestimated2426million



TABLE22EsrLllATED1995EXPENDITURES11FORBLACKHOUSEHOLDSINTHECITYOFNORFOLKEstimatedNumberBlackHouseholds21AreaIncomeAdjustmentFactor3AreaHousingTenureAdjustment4130576832707AveBlackPercentAdjustedHouseholdTotalEstCityofCityAvailableExpenditures51BlackExpendsExpendsCapture61ByProductCategoryFoodatHome30177676944028066356000FoodAwayfromHome10002544562214919576182RestaurantMeals83421221648NAAlcatHome12130789201642380040AlcAwayfromHome2871247759313757PersonalCareProducts18847837771933873057PersonalCareServices17243766471873495367NonprescripDrugs491246835133922995WomensApparel4941257013725810868377MensApparel27168957632515930003GirlsApparel11930280295942840509BoysApparel9423918883062091728InfantsApparel8120610952911782695Footwear27870738832726099163HousekeepingSupp27148774911603817011DomesticServices26748054991333646459HHTextiles5213231721431016612Furniture19835636281132444908FloorCoverings53953900156775980MajorAppliances9416918241281242544SmallAppHouesware411043270162824390TVRadioSoundEquip433110179542249248354OtherEntEquiplServ62157762937223389Transportation427110867825023992826730ITOTALExpend12488289967132I217242596252Applieshomeownerrenteradjustmentseefootnote1611Basedon19941995ConsumerExpenditureSurveydataforexpendituresbyproductcategorybyraceofhouseholder21DividesestimatedBlacknonHispanicpopulationfortheCityin199596663by1990averageBlackhouseholdsizeof316forNorfolkCity31990PerCapitaBlackIncomeforNorfolkCity7504dividedby1990percapitaBlackincomefortheUS901741AdjustsforthedisproportinatenumberofblackrentersinNorfolkCity70percentofhouseholdscomparedwith59percentatnationallevel51Nationalestimatesfor199561ThisadjustmentattemptstosubtractoutblackexpendituresinthemarketareatoprovideanestimateofblackexpendituresinNorfolkCityexclusiveofthoseintheareaThelackofdatapreventsamoreaccurateestimationmethodforblackexpendituresinthemarketareathananadjustmentofthetotalexpendituresbasedonpopulationsplitHoweverthisapproachisconservativeinthatitlikelyoverestimatesexpendituresbyblacksinthemarketareaandthusunderestimatestheamountofexpendituresmadebyblackselsewhereinNorfolkCitySourceBasileBaumannProstandAssociatesBureauofLaborStatisticsClaritasIncBureauofEconomicAnalysisCITYEXP



32BasileBaumannProstAssociatesIncTable23presentsasimilarestimatefortheaggregatedcitiesofSouthHamptonRoadsTherewasanestimated8445millionofexpendituresbyblackhouseholdsontheselectedproductcategories155percentoftheregionWhenexpendituresbyblackhouseholdsinNorfolkaresubtractedoutfromthistotaltheresultisanestimated5545millioninestimatedblackexpendituresfortheareainSouthHamptonRoadsexclusiveofNorfolkTable24providesanestimateofblackexpendituresintheNorfolkMSAfor1995Ofthetotalestimatedexpendituresof18millionagainintheselectedproductcategoriesonlysome8445millionasshowninTable24occurinSouthHamptonRoadsThistheexpenditurelevelforblacksintheNorfolkMSAnetofSouthHamptonRoadsareanestimated1billionWhilethereisinadequatesupportatthelocalmarketarealevelforsignificantexpansionofretailinthe35thStreetareatheabovenumberssuggeststhatmarketingsuccessfullytotheregionhasthepotentialtoyieldpositiveresultsWeappliedcaptureratestoblackexpendituresfortheselectedproductcategoriesfoodawayfromhomepersonalcareproductsandapparelthatwouldmosteasilyinourjudgmentfitintotheAfricaTownconcepttodeterminethesquarefootageofretailspacethatcouldreasonablybesupportedalong35thStreetbyregionaldemandA5percentcaptureratewasappliedtotheaforementionedproductcategoriesforblackexpendituresinNorfolknetofthemarketareaAsshownbyTable25a5percentcaptureoftheexpendituresofblackhouseholdsresidingelsewhereinNorfolkcouldsupportalmost20000squarefeetinretailspacefortheselectedproductcategoriesIncludedcouldbe2to3restaurants8700squarefeet56apparelstores8000andashoestore2000squarefeetEvenadjustingthisestimatedownwardby50percenttoaccountforaproductexpendituresforagivengoodnotmadeillstoresthatprimarilysellthatgoodandbthedesirednarrowethnicfocusofarearetailonewouldstillhaveenoughsupportforabout10000squarefeetofnewretailA2percentcaptureratewasappliedtotheproductcategoriesforblackexpendituresinSouthHamptonRoadsnetofNorfolkAsshownbyTable26athiscaptureoftheexpendituresofblackhouseholdsresidingelsewhereinSHamptonRoadscouldsupportalmost18000squarefeetinretailspacefortheselectedproductcategoriesIncludedcouldbe2restaurants8300squarefeet



JrJcTABLE23ESTIMATED1995EXPENDITURES11FORBLACKHOUSEHOLDSINSOUTHHAMPTONROADS2EstimatedNumberBlackHouseholds31RegionalIncomeAdjustmentFactor41RegionalHousingTenureAdjustment51758479551012AveBlackPercentHouseholdTotalEstSHRofTotalSHRAdjustedSHRExpenditures61BlackExpendsExpendsBlackExpends71ByProductCategoryFoodatHome3017218425718208141656278FoodAwayfromHome10007239831610446952694RCSlalll31l1Meals83460380195NA39158547AleatHome12187601961245681276AlcAwayfromHome282027153421314675PersonalCareProducts188136108831408827106PersonalCareServices172124525101408075863NonprescripDrugs493547517992300682WomensApparel4943576476818023194631MensApparel2711961994417212724180GirlsApparel11986154003945587371BoysApparel9468054422084413553InfantsApparel8158642642183803168Footwear2782012673219613052849HousekeepingSupp2711985921116314981720DomesticServices2671956608612414760588HHTextiles523764712932441540Furniture1981450968210710946054FloorCoverings5338839051232930004MajorAppliances9468884351245196611SmallAppHouesware4129683311111925060TVRadioSoundEquip4333134847115920330517OtherEntEquiplServ624488696232911067Transportation4271309213206163200534956ITOTALExpend12488844509576155554542444Applieshomeownerlrenteradjustmentseefoomote1611Basedon19941995ConsumerExpenditureSurveydataforexpendituresbyproductcategorybyraceofhouseholder21DefinedhereasindependentcitiesofNorfolkVaBeachChesapeakeSuffolkandPortsmouth31DividesestimatedBlacknonHispanicpopulationforSHamptonRoadsin1995235670by1990averageBlackhouseholdsizeof311forSouthHamptonRaods411990PerCapitaBlackIncomeforSHamptonRoads8607dividedby1990percapitaBlackincomefortheUS901751AdjustsforthenumberofblaekhomeownersinSHamptonRoads415percentofhouseholdscomparedwith41percentatnationallevel61Nationalestimatesfor199571SubtractsouttotalestimatedCityofNorfolkblackexpendiruresSourceBasileBaumannProstandAssociatesBureauofLaborStatisticsClaritasIncBureauofEconomicAnalysisSHRBEXP



TABLE24ESTIMATED1995EXPENDITURES1FORBLACKHOUSEHOLDSINTHENORFOLKMSA2EstimatedNumberBlackHouseholds3RegionalIncomeAdjustmentFactor4RegionalHousingTenureAdjustment51680339401098AveBlackPercentHouseholdTotalEstMSAofTotalMSAAdjustedExpenditures61BlackExpendsExpendsMSA7ByProductCategoryFoodatHome3017476594647213258168929FoodAwayfromHome100015796972111085571405RestaurmtMeals834131746747NA71366552AlcatHome1211911433613210354140AlcAwayfromHome284423152462395999PersonalCareProducts1882969830714616087424PersonalCareServices1722717079214714718282NonprescripDrugs4977405161004192999WomensApparel4947803704218942272274MensApparel2714280979418223189851GirlsApparel1191879839740910182997BoysApparel94148491542168043712InfantsApparel81127955472306931284Footwear2784391558220423788851HousekeepingSupp2714698636018227127148DomesticServices2674629283414626726748HHTextiles528214425974449713Furniture1983432951712419819835FloorCoverings5391892141355305309MajorAppliances94162978521379409417SmallAppHouesware4164767591163508428TVRadioSoundEquip4336840088916737052418OtherEntEquiplServ629794123245305427Transportation4271674688677169365475471ITOTALExpend1248818545876381671010078062Applieshomeownerrenteradjustmentseefootnote611Basedon19941995ConsumerExpenditureSurveydataforexpendituresbyproductcategorybyraceofhouseholder21SouthHamptonRoadsandthePeninsula3DividesestimatedBlacknonHispanicpopulationfortheMSAin199509139by1990averageBlackhouseholdsizeof303forNorfolkMSA41990PerCapitaBlackincomeforNorfolkDMA8477dividedby1990percapitaBlackincomefortheUS90175AdjustsforthedisproportinatenumberofblackhomeownersinNorfolkMSA45percentofhouseholdscomparedwith41percentatnationallevel6Nationalestimatesfor199571SubtractsoutestimatedSouthHamptonRoadsblackexpendituresSourceBasileBaumannProstandAssociatesBureauofLaborStatisticsClaritasIncBureauofEconomicAnalysisDMABLEXP



TABLE25HYPOTHETICALCAPTIJRESCENARIO135THSTREETANDSELECTEDBLACKEXPENDITURESINNORFOLKCITY11AverageTotalEstAdjustedCity1HypotheticalPercentCapturedSalesSupportableBlackExnendsCaptureofBlackExnendsExnendituresPSF21StoreSFByProductCategoryFondatHome66356000FoodAwayfromHome195761825978809112378711Re5lauranlMeals21221648AlcatHome2380040AleAwayfromHome313757PersonalCareProducts3873057519365320519944PersonalCareServices3495367NnnprescripDmgs922995WomensApparel108683775543419142503813MensApparel59300035296500150711967GirlsAppluel2840509514202514695967BoysApparel2091728510458614695712InfantsApparel178269558913514695607SubtotalApparel2351331311756668066Footwear60991635304958153161991HousekeepingSupp3817011DomesticServices3646459HHTextiles1016612Furniture2444908FloorCoverings775980MajorAppliances1242544SmallAppHouesware824390TVRadioSoundEquip9248354OtherEntEquiplServ223389Transportation92826730ITOTALS242596252265308619711PercentofTotal109Adjusted1BlackExpends1Subtractsoutestimatedependjturesmadebyblacksinthe35thStreetmarketarea2AsshownoninflowoutflowtablesforthemarketareaSourceBasileBaumannProstandAssociatesCITYBLEXPCAP



TABLE26IIvponiETICALCAPTURESCENARIO135THSTREETANDSELECTEDBLACKEXPENDITIJRESINSOUTHHAMPTONROADSEXCLUSIVEOFNORFOLKCITYPercentAverageTotalEstAdjSHR1ofSHRHypotheticalPercentCapturedSalesSupportableBlackExpendsExpendsCaptureofBlackExpendsExpendituresPSF2StoreSFByProductCategoryFoodatHome141656278208FoodAwayfromHome469526941042939054112378357ReSauranlMels39158547NAAlcalHome5681276124AltAwayfromHome131467542PersonalCareProducts8827106140217654220519860PersonalCareServices8075863140NonprescripDrugs230068299WllnllnsApparel231946311802463893142503255MensApparel127241801722254484150711689GirlsApparel5587371394211174714695760BoysAppan1441355320828827114695601InfantsApparel380316821827606314695518SubtotalApparel497229039944586823Footwear130528491962261057153161704HousekeepingSupp14981720163DomesticServices14760588124HHTextiles244154093Furniture10946054107FloorCoverings2930004123MajorAppliances5196611124SmallAppHouseware1925060111TVRadioSoundEquip20330517159OtherEmEquiplServ291106723Tnlllsportation200534956163ITOTALS554542444155237111117744PercentofTotal043ReionBlackExpends3IISubtractsouttheCityofNorfolkthusestimateisforVirginiaBeachChesapeakeSuffolkandPortsmouth21Asshownoninflowoutflowtables31OfallsClectedexpenditurecategoriesSourceBasileBaumannProstandAssociatesSHRDLEXPCAP



33BasileBaumannProstAssociatesInc45apparelstores6800squarefeetandashoestore1700squarefeetAgainadjustingthisestimatedownwardby50percenttoaccountforthevariablesmentionedabovesuchacaptureofexpendituresfromthisareawouldsupportabout9000squarefeetofnewretailFinallyasshownbyTable27if35thStreetweretocaptureonly05percentoftheexpendituresofblackhouseholdslivingoutsideofSouthHamptonRoadsintheNorfolkMSAanadditional8000squarefeetwouldbesupportable4000withthe50percentadjustmentmentionedaboveThe8000squarefeetestimateincludes3800squarefeetofrestaurantspaceand3100squarefeetofapparelstores2AdditionalSourcesofDemandAsdiscussedpreviouslythelocalmarketareacannotleveragedevelopmentofasignificantamountofretailspaceonitsownonly12apparelstoresHowevershouldothersourcesofdemandinthiscasetheregionalAfricanAmericanmarketasdiscussedaboveleverageretaildevelopmentitisprobablethatsomeofthepresentexpenditureoutflowfromallhouseholdsfromtheareawouldberecapturedbythenewdevelopmentTable28assumesa10percentcaptureofexpendituresmadeinthemarketareaintheselectedproductcategoriesandtranslatesthisexpenditurevolumeintopossibleadditionalsupportablesquarefootageon35thStreetThetableindicatesthatabout7000additionalsquarefeetintheselectedproductcategoriesmaybesupportablefromthislocaldemandAuniqueconcentrationofretailofferingscouldbecomeavailableon35thStreetiftheAfricaTownthemeisimplementedWeperceivethattheseofferingscouldcaptureamoderatelevelofadditionaldemandfrombothathenonAfricanAmericanpopulationattheregionallevelandbspinofftouristdemandcomingprimarilyfromtheVirginiaZoologicalParkInordertoestimatetheextentofaweconductedaphonesurveyofselectedclothingjewelryshopsandeatingestablishmentsinAfrocentricretailclustersTheresultsofthesurveyarepresentedinfullonTable29WeaskedthesebusinessesmostofwhichwerelocatedinmajorcitieswithsignificanttouristtrafficwhatgeneralpercentageofyourcustomerbaseisnonblackAmongthebusinessesofferingprimarilyAfrocentricmerchandiseresponsesrangedfromlessthanonepercentinthecaseoftheSelfImprovementEducationalBookstoreatNewportand35thinNorfolktoahighof30percentforArtwareChicago15percentwastheratiomostfrequentlyreportedItisnotablethatbusinessownersindicatedthatasignificantportionofthisnonblackdemandcamefromEuropeantourists



TABLE27HYPOTHETICALCAPTURESCENARIO135THSTREETANDSELECTEDBLACKEXPENDITURESINTHENORFOLKMSAAVlrageTotalEstAdjMSA1HypotheticalPercentCapturedSalesSupportableBlackExpendsCaptureofBlackExpendsExpendituresPSF11StoreSFByProdllctCategoryFoodatHome258168929FoodAwayromHome85571405050427857112373808ReSIaUnllllMels71366552AlcatHome10354140AlcAwayromHome2395999PllrsonalCareProducts160874240508043720519392PersonalCareServices14718282NonprllscripDrugs4192999WomensApparlll42272274050211361142501483MensApparel2318985105011594915071769GirlsApparel101829970505091514695346BuysApparel80437120504021914695274InfanlsApparel69312840503465614695236SlIbtotalApparel906201184531013109Footwear2378885105011894415316777HousekeepingSupp27127148DomesticServices26726748HHTextillls4449713Furniture19819835FloorCoverings5305309MajorAppliances9409417SmallAppHouesware3508428TVRadioSoundEquip37052418OlherEntEquiplServ5305427Tmnsportalion365475471ITOTALS101007806210803398085PercentofTolal011ReeionalBlackExpends31IISubtractsoutSouthHamptonRoads2Asshownoninl1owoutnowtables3OfallselectedexpenditurecategoriesSourceBasileBaumannProstandAssociatesDMABLEXPCAPtft



TABLE28HYPOTHETICALCAPTURESCENARIO135THSTREETSELECTEDHOUSEHOLDEXPENDITURESINMARIGTAREAAverageUnadjustedAdjustedTotalEstimatedAreaHypotheticalPercentCapturedSalesSupportableSupportableHHExpendituresCaptureofExpendsExpendituresPSF21StoreSF3ByProductCategoryFoodatHome16271000FoodAwayfromHome9111000109171001123781614081AlcatHome1092000AlcAwayfromHome623000PersonalCareProducts14230001014230020519694347PersonalCareServices1377000NonprescripDrugs506000WomensApparel265900010265900142501866933McnsApparel150900010150900150711001501GirlsApparc1293000102930014695199100DoysApparel469000104690014695319160InllIItsApparel435IKK104350014695296148SublllllApptlrel536500053650036821841Footwear15230001015230015316994497HousekeepingSupp1657000DomesticServices254000UIITextiles479000Furniture1748000FloorCovcrings278000MajorAppliances702000SmallAppHouseware342000TVRadioSoundEquip2765000OtherEnlEquipServ2116000Tnlllsnorlation24768000rTOTALS1183716191748200135316766PercentofTotal15AreaExnends4IISuhlractsoutlheCityofNorfolkthusestimateisforVirginiaBeachChesapeakeSuffolkandPortsmouth2Asshownoninllowoulllowtables3150percentdownwardadjustmenttoaccountforexpendituresonproductcategorynotmadeinselectedstoretypes41OfallselectedexpenditurecategoriesSourceBasileBaumannProstandAssociatesMAREAEXPCAP



TABLE29SELECTEDNATIONALSURVEYDATAPERCENTAGEOFTOTALDEMANDPROVIDEDBYNONAFRICANAMEIUCANCUSTOMERSRetailEstimatedPercentageofBusinessLocationFocusCustomerBaseNonAfricanAmericanDensuasAtlantaGAAfrocentricClothing15to20percentHandmadeCraftsBoutiqueMikubaWashingtonDCAfricanArtsPainting15percentHandmadeCraftsKaffaCoffeeHouseWashingtonDCCoffeeLightFood15percentHouseofZamZamWashingtonDCAfrocentricClothing5percentAwcarnessNewYorkNYAfrocentricClothing10percent11BooksMusicCraftsSelfEducation1ImprovementBookstoreNorfolkVAAfrocentricBooks1percentMoodIndigoWashingtonDCVintageClothing50percentArtwareChicagoChicagoILAfrocentricArt30percent2PaintingsCraftsSourceBasileBaumannProstandAssociatesNMIDRETXLS



34BasileBaumannProstAssociatesIncTheHamptonRoadsregionrepresentsasmallermarketthanmostofthemarketareasforwhichcasestudyinformationwasgatheredandattractsalowervolumeoftouristsbothforeignandnationalAccordinglyweperceivethatthetypicalpercentageoftotaldemandfromnonAfricanAmericanconsumerswouldbesomewhatloweralong35thStreetthaninthecasestudiesForinputintoourmodelwedecidedtousetheaverageof15percentieadjustthesupportablesquarefootagefromregionalAfricanAmericanexpendituresupby15percenttoaccountforbothanonAfricanAmericanregionaldemandanddemandfromtourists3SummaryEstimatesSUDDortableSquareFeetTable30providesasummaryofthesquarefootagethatmightbesupportedbyallofthepossibledemandsourcesdiscussedaboveWeestimatethatanadditional33340squarefeetofretailspaceinthefourselectedproductcategoriesrestaurantspersonalcareproductsapparelandfootwearmaybesupportableon35thStreetApproximately85percentofthistotalspaceabout28000squarefeetwouldbeeitherrestaurantorapparelspaceThetablealsoprovidessubtotalsforthespacesupportablefromregionalAfricanAmericandemand23160andthespacethatmightbesupportedbyadditionaldemandsources10190GSummaIFilldingsFieldsurveysindicatethatthereisaverysmallretailcorealong35thStreetthetwoblockareabetweenGosnoldandColonialthatwilllikelybethefocusofanyretailrevitalizationeffortsTheinfrastructureforandpositiveareaimageforintensifiedretaildevelopmentappearstobelackingatpresentOuranalysisoflocalmarketareademographicsandexpenditureinflowsandoutflowsindicatesthatlocalconsumerdemandalonewillnotsupporttheconstructionofnewretailspaceEvenwiththeapplicationofsomewhatoptimisticcapturerateswecouldidentifylocalmarketareasupportforonly12apparelstoresandasmallmarketisidentifiedHoweverthe35thStreetMerchantsAssociationandotherkeycommunitygroupsarefocusingonaretailnichethattheyfeelcoulddrawsubstantiallywithadequatemarketingonbothregionalhouseholddemandandfromthetouristmarket



TABLE30ESTIMATEDDEMANDBYMARKETSKGMENTEXPANSIONOF35THSTREETRETAILCOREMARKETTESTCATEGORYRestaltransPersonalCareProlluclsAPfarelFootwearMarketleKlIetllsSquareFeelTOlalSquareFeetTOlalSquareFeelTotalSquareFeetTotalIIlcgionalAfricllnAmericanDcmandNorfolkMricanAmericanMarket1143552714723044033331996283SouthHamptonRoadsAfricanAmericanMarkel241782604302113411280852242NorlcllkMSAAfricunAmericanMarkel3119041181961261554121111221SltblollIbyClIIegCrySllleFeelPerce10437649109870689987382625747OerallSltbolcltSqltareFeel23160IIOlherAddilionlllllelllllndLocalMarkclAreaConsumcrs4140812543412231841151497141Olher51156691110711350111394112SltblolalbyClI1egorySqltareFeelPercent56473514572943191262891253OverallSltblOlcIlSqltareFul10190ICATEGORYTOTALSSlluarecetlPereenl6160841001555100121891003516100IGRANIlTOTALSquareFecI33340IISquarefeLLsuppllnableadjusledbasedonassumedlivepercenl5caplureofavailableAfricanAmericanexpendituresinlhesecalegories21SlluOlrcfeelsupporlnbleadjustedbasedonassumedtwopercenl2captureofavailableAfricanAmericanexpendituresinIhesecalegories3SquarefeLLsupponableadjustedbasedonassumedonehalfpercenl05caplureofavailableAfricanAmericanexpendiluresinlhesecalegories4SquareILOCIsupporlableadjusledbasedonassumedlenpercent10captureofallavailablehouseholdexpendituresinlhesecalegories51AneSlimated15percenloflhesumofII2and3Leregionalmarkelsforallproductcategoriesexceptpersonalcare10IncludesregionalnonAfricanAmericanandtouristdemandSeelextforfurtherexplanalion61ThesumofsuhloullsforIand11fIIiSourccBasileBauQlannProstandAssociates35THALLDEM2



35BasileBaumannProstAssociatesIncOurdiscussionswithareaoperatorsofstoresthatdosellIIAfrocentricmerchandiseaswellasthosethatsellmoregeneralapparelaccessoriesindicatethatareashopsevennowdrawasignificantpercentageoftheircustomersfromaregionalbaseWhilethemajorityofpatronsatAfrocentricshopshasbeenandwillcontinuetobeAfricanAmericansadditionalconversationswithstoreownershaverevealedthatasmallbutsignificantpercentageoftheircustomerbasetypicallycomesfromnonAfricanAmericansattheregionallevelandfromtouristsAttractionofregionalAfricanAmericandemandwouldlikelybethefoundationforintensificationof35thStreetretailwithothermarketsegmentseglirecaptureoflocalareaexpendituresregionalnonAfricanAmericandemandtouristdollarsprovidingadditionalsourcesofdemandCommunityrepresentativeshaveidentifiedrestaurantsandapparelstoresastwodistinctusesthattheywouldliketotargetFromourexperienceandevidencefromcasestudiesitappearsthatsuchuseshaveledretailrevitalizationinotherethnicshoppingdistrictsApplicationofpotentialcaptureratestotheavailableregionalAfricanAmericanandadditionalhouseholdsinthemarketareaandtouristsexpendituresforfoodawayfromhomeandapparelindicatesthattherecouldbeadequatesupportfornewretaildevelopmentofthistypeanestimatedtotalofabout28000squarefeetMarketingstrategiesandpublicpolicydirectiveseggroundworkprojectslikerestorationoftheNewportTheatrenewlinkagestothecommunitycenterwillberequiredtoenhancetheregionalappealof35thStreetSuchmarketingstrategiesandpolicydirectivesareneededtoenabletheareatocapitalizeonthedemandthatmayexistintheregionforAfrocentricmerchandise
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37BasileBaumannProstAssociatesIncbusinessescomesfromOldDominionUniversitythanevenproximitywouldsuggestThegenerallackofacommonmarketingfocushasresultedinthebusinesscommunitycomingtogetherveryrarelyandoftenjustinresponsetoaproblemInfactthemostrecentmeetingwastoadvocatefortheclosingoftheBigEasyNightclubintheextremenorthwesterncorneroftheareaaclosingwhichoccurredapproximatelytwoweeksafterthemeetingLocalofficialsthatwereinterviewedbelieveingeneralthattheareashouldhavesomesortofthemetheareashouldnotsimplykeeponbeingamishmashbutdidnotofferanyparticularsuggestionsonpossiblethemesBConceptDevelopmentBasedondiscussionswithareabusinessesitappearsthatmostaredoingreasonablywellrelativetothoseinthe35thStreetandRiverviewVillageareasTheUpperColleycorridorastheothertwoMidtownareasthatarethefocusofthisstudyisnotviablefortraditionalretailegappareldepartmentstoresandthelikecertainlybecauseofparkingandtrafficissuesbutmoreimportantlybecauseofperceptionAsmostretailintheareaismoreserviceorientedframeshopssewingshopsetcatraditionalretailorientationwouldhavetobasicallystartfromscratchAsfornicheretailthereappearstobenointerestgroupableorwillingtoimplementtheeffectivemarketingthatwillberequiredfortargetingbusinessesandcustomersArestaurantfocussimilartothatcontemplatedforRiverviewVillagemightbeaviablethemefortheareaifmarketingeffortsbuiltontheexistingstrengthofrestaurantsintheareawhicharepresentlymoreviablethanrestaurantsinRiverviewVillageHoweverthepursuitofsuchathemewouldeffectivelynullifyinouropinionthechancesfortheRiverviewVillageareatocarveoutitsnicheintherestaurantareaForRiverviewVillagecompetingwithFellinisandOSullivanswillbechallengeenoughItisouropiniongivenallofthesefactorsthattherevitalizationstrategyfortheUpperColleyareashouldfocusontheservicesectorTheservicesectorasdefmedbytheBureauofLaborincludesawidevarietyofusesegpersonalservicesbusinessservicesautorepairandsocialservicesforinstanceaworkeratSavinandMacKendreewouldbeaservicesectoremployeebutaserveratFelliniswouldbearetailemployeeInitiativesshouldseektoenhancethesolidmarketnichethattheareahasbuiltintheNorfolkserviceretailmarketBypromotingthelocationofnewserviceindustriesintheUpperCoUeyareaperhapsthroughspaceincubationetcNorfolkwouldachievethreeimportantthings



38BasileBaumannProstAssociatesIncRiverviewVillagewouldhavetheopportunitytopursueintensificationofretailandinparticularrestaurantswithoutfearofbeingunderminedbycompetitionfromanearbyareaTherelativeequilibriumofbusinessprofitabilityintheUpperColleyareawouldnotbejeopardizedbyattemptingtoforceathemeontotheareaOnlyincrementalinvestmentinimprovedinfrastructureandstreetscapingwouldbenecessaryandfundsneededintheotherareaswouldbespreadlessthinlyOpportunitiesfordrawingdemandfromtheplannedOldDominionUniversityRDspacedevelopmentmightbecapitalizedonpossibleresidentialdevelopmentalongthewaterfrontintheRiverviewVillageareacouldprovideanadditionalsourceofdemandFocusingontheservicesectorinUpperColleywouldservetodiversifythecitysrevitalizationeffortsNorfolkhaschosentoacttorebuilditsdecliningretailbasethroughdevelopmentslikeMacArthurCenterandmaychoosetodosoagainatasmallerscalebysupportingaRiverviewVillagerestaurantrowNorfolkcouldpursueanotherarenaofeconomicdevelopmentdeficiencybyimplementingaservicesectorstrategyintheUpperColleyareaCTheNeedforaServiceSectorFocusDataAnalysisAnalysisofdatafromCountyBusinessPatternsonnumberofemployeesandnumberofservicefirmsforthefiveindependentcitiesofSouthHamptonRoadsforthe19811993periodshowsgraphicallythedecliningrolethattheNorfolkservicesectorhasplayedintheregionThefollowingkeypointsdrawnfromTables3238shouldbeemphasizedIn1981theemployeesoftheNorfolkservicesectorcomprisedalmost50percentoftotalserviceemploymentinthecitiesofSouthHamptonRoadsand40percentofthefirmsThenextlargestjurisdictionwasVirginiaBeachwithonly28percentoftotalemploymentand33percentofthefmusseeTable32By1987seeTable33thesituationhadalreadychangeddramaticallyWhileNorfolkCitydidmanagetomaintainthehighestjurisdictionalpercentageoftotalserviceemploymentat396percentthecityofVirginiaBeachnowhad41percentofallservicesectormuscomparedto30percentforNorfolk
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39BasileBaumannProstAssociatesIncTotalservicesectoremploymentinNorfolkgrewonly22percentinNorfolkovertheperiodcomparedto52percentgrowthintheregionseeTable34By1993Norfolksshareofregionalserviceemploymenthadfallento36percentanditsshareofregionalservicefIrmsto27percentseeTablServiceemploymentgrewbyonly21percentoveperiodfrom19871993whilethegrowthrateofserviceemploymentintheregionwas32percentseeTable36Overthetwelveyearperiodfrom19811993servicesectoremploymentinotlkcrcentcompaedtolyrctheregiNorfoIKslowgroWffi1i1numberoffIrmsISofmdfeiOiiCemasThe24percentincreasefortheperiodisalmost4timeslessthantheregions82percentseeTable37TheabsenceofrecentgrowthinNorfolksbusinessservicessectoractualdeclineutemploymentinthissectorbetween1981and1993seeTa15Ie3sinpartlcUiriCiilseforcDcemintermsoftheCityscapacitytocompeteforfuturejobgrowthAtthenationalleveltheservicessectoristheonlymajorindustrycategoryinwhichnetnewjobsareexpectedoverthe19952020periodAttheregionalleveltheVirginiaDepartmentofEmploymentSecurityprojectedin1991thatofthe512521jobstobecreatedbytheStateeconomyoverthe19902005period52percentwouldbeServicesectorjobsandsome85000wouldbejobsinthebusinessservicesportionofthissector
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40BasileBaumannProstAssociatesIncSummaryConsideringthedegreeofdifficultyvvpublicinvestmentandlargescaledislocationofcurrentbusinessownersandintheinterestsofnotadvocatingmoreretaildevelopmentinanareawherefillingadditionalretailspaceislikelytocontinuetorequireintensivemarketingwewouldrecommendthatredevelopmenteffortsinUpperColleyfocusonintensificationofservicesectorusesItshouldbenotedthattheareamightserveasalandingzoneforbusinessesthatmightchoosetorelocatefromRiverviewVillageandor35thStreetshouldretailfocusedredevelopmentbepursuedtpereandOldDominionUniversitysexpansionmayprovideanadditionalsourceofcustomersNextstepsinexplorationofthisconceptcouldincludemeetingswithrepresentativesfromboththeDepartmentsofCityPlanningandDepartmentofDevelopmenttoconfrrmtheappropriatenessoftheconceptMarketingstrategiesandpublicpolicydirectivestoencourageservicesectordevelopmentintheUpperColleyareamightthenbedelineatedandimplemented



BasileBaumannProstAssociatesIncVIIMPLEl1ENTATIONSTRATEGIESAIntroductionBBPAssociatesImarketstudyidentifiesthepresenceoftheadditionalconsumerdemandneededtosupportthethemingeffortsof35thStreetandRiverviewVillageandenableintensificationofspecialtyretailandrestaurantdevelopmentIntensificationofserviceusesisrecommendedfortheUpperColleyareatoeliminatecompetitionwithretaildevelopmentintheothertwoareasInordertoquantifytheextentofthispotentialdemandhoweverthemarketanalysisassumedcaptureratesofidentifiedexpendituresDueprimarilytothecurrentorfuturepresenceofsignificantlylargerandmorediverseretailnodesintheareaeg21standColleyWardsComerMacArthurCenterMilitaryCircleetceachareasabilitytointensifyitsretailbasebysimplyincreasingcaptureoflocalmarketexpenditureswillbelimitedTopositionthemselvestocaptureadequatemarketsharebothareasmustfocusondefininganichemarketthroughimplementationofthemingconceptsthatwillenhanceappealtothebroaderbaseofconsumersWithoutimplementationofsuchconceptsitwillbedifficultforeitherareatoextenditscustomerbasetotheregionalsphereTheRiverviewVillageand35thStreetareasmusttakeanumberofstepstoenhancetheattractivenessoftheareatotenantsandconsumersTheimplementationstrategiesbelowoutlinetherecommendedactionsthattherespectiveareasshouldtakeincombinationandcooperationwiththeCityandrelevantagenciestocauseincrementalrevitalizationthateffectivelybuildsonthepositiveresultsofthemarketstudyDefmedtasksforphasesofworkactivityareofferedforRiverviewVillageand35thStreetwithmoregeneralimplementationsuggestionsprovidedfortheUpperColleyareaAsisevidentfromthenumberandcomplexityofthetaskspresentedonTables3941and4244andonthetablesAIthroughA12intheappendixrevitalizationofallareaswillrequirethecreationofastrongorganizationalstructurealongwithadedicatedcooperativeeffortfromcommunityprivateandpublicsectorrepresentativescomprisingthisstructureWhileimplementationofthesestrategiescouldresultinsignificantprogressintheneartermafullscalethemebasedrevitalizationofanyareatakestimeThevisionsforanethnicrestaurantrowandMricaTowncanbeachievedbutonlywithpersistenceonthepartofallthoseinvolved



42BasileBaumannProstAssociatesIncBOrganizationWebegindiscussionoftheimplementationstrategybyoutliningthebigpictureielistingthespecificneartermdevelopmentsandorinitiativesthatweperceivewillworktogethertoserveascatalystsforarearevitalizationTheseprojectsforRiverviewand35thStreetaresupportiveofthoseidentifiedintheMarch1995MidtownRevitalizationStrategyAdditionaldetailandcommentaryonphasingandinterrelationshipsbetweenprojectshasbeenprovidedWealsoproviderecommendationsonthetypeoforganizationalstructureneededtoimplementtheplanInbothareasthecomplexityandinterrelationshipoftheredevelopmenttaskstobeundertakennecessitatestheformationofanumberofissuespecificsubcommitteesThesesubcommitteeshoweverwouldbecreatedandwouldoperateunderthesupervisionandmonitoringofalreadyexistinggroupssothattheprocesswouldbuildontheexistingorganizationalstrengthinthecommunitiesratherthanattemptingtocreateneworganizationsandstartfromscratchNextwepresentforeachsubcommitteespecificrecommendationsontheactionstepsortasksthatcouldbetakentoachieveincrementalyetvisibleprogressonoverallgoalsoverthreephasesofworkactivityTablesareprovidedintheappendixthatagainforeachsubcommitteealistthetasksintheorderofinitiationbaddressthegoalsofeachtaskwhereapplicablecprovidesatimeframeforcompletionofthetaskanddsuggestagenciesandorothersubcommitteesthatwouldassisttherelevantsubcommitteeinworkperformanceTextinthemainbodyofthereportoutlineskeysubcommitteetasksbyphaseAsafmalstepforboththeRiverviewVillageand35thStreetareastherecommendedtasksarebroughttogetheronanintegratedmatrixieasinglematrixforeachareadisplayedinthemainbodyofthereportstextthatpresentsprioritizationandphasingforthetasksofeachsubcommitteeThesetableswhenreadacrossiefromlefttorightlcanbeusedtoreviewhowindividualtaskswillfeedintothetasksofothersubcommitteesaswellasbuildontaskscompletedpreviouslyAfmalsubsectionprovidessuggestionsforimplementationoftherecommendedservicesectorstrategyfortheUpperColleyarea



43BasileBaumannProstAssociatesIncCRiverviewVillageImplementationStrategy1RecommendedNearTermPlanAsinitialstepsatheSteeringCommitteeandrelevantsubcommitteesshouldbeformedandbabrochureshouldbeproducedThisbrochureshouldsummarizekeyresultsofthemarketanalysisandprovideapreliminarytooltouseinmarketingtheCorridorNextthecommunitycityagenciesandtheprivatesectormustbegintoplanandworktogetheronredevelopmentoftheLafayetteYachtClubsiteRedevelopmentoftheYachtClubsiteorofalargersitethatcouldencompasstheYachtClubtheLafayetteMotorHoteltheMobilgasstationandBurgerKingpropertyik1volvingclQeofLlewelynashighqualityresidentialuseisthesingledevelopmentthatwouldhavethecapaCItybyitselftoremaketheimageoftheCorridorInandouttraffictotheareawouldincreaseandthroughtrafficwouldslowoverthebridgeYetwaterfrontredevelopmentwilltaketimeandstepscanbetakeninthemeantimetopositiontheareatocaptureadditionalconsumertrafficWhiletrlCcalmingsolutionsareranearertermsolutiontoenhancethehealthofbusinessesnearthebridgeimmeiatemarketinginitiativescanbeputinplacetoattractbusinessestotheCorridorTherecentlyformedRestaurantAssociationcanbeutilizedtomaximizeeffortstomarkettheCorridorasaninternationalethnicrestaurantrowThenatureofcentdajflowonGranbyStreetpositionsretailersontliewestsideoftheroadtomarketheavilytomorningusersandusersontheeastsideoftheroadtomarketheavilytoafternooneveningusersAsforspecificneartermpropertydevelopmentareusemustbeidentifiedandinstalledintheIronWorksRestaurantbuildingTheRiverviewTheatershouldserveasanactivitycenterthatcouldbeacatalystforadditionaloccupancyofvacantspaceandlorredevelopmeptoftheareasouthof41stStreetalongGranbyasaspecialtyretailcoreegspecialtyapparelantiquesdelitypeusesSpecialtystoreslikeFuturesAntiquesandDuce2offerminianchorsthatcanbemarketedasamagnettoothersmallindependentretailersandproximitytothezoocouldmakearetenantedareaaneconomicengineofsortsforthecorridorinafewyearsIncrementalprogressonestablishingagatewayatthesouthernborderoftheareashouldbeanotherneartermfocusfollowedbyimprovedlandscapingandsignageAkeyingredienttothesuccessofsuchaneffortwillbetheconversionoftheBPGasStationsitetoaparkinglotaswasrecommendedbytheMarch1995RevitalizationStrategySuchanundertakingcanbeanexpensiveoneandbusinessesintheareafaceaparkingshortageonlyatcertaindefinedtimesduringtheweekHoweverthisspecialtyretailcorewill
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