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The Vision

Economi c Devel opment that

+ Enhances physical appearance, environment,
and current uses
BConnects N with S
BCapitalizes on gateway to Hillsborough

} Increases access to needed goods and
services for the community

1 Provides job opportunities for local residents
} Retains retail dollars within community

—



Methods

1. Background: Demographics, Real Estate,
_and Opportunities

2. Interview with local brokers
3. Retall Gap analysis

4. Health Asset Mapping
)

Connecting Hillsborough with Health
opportunities

6. Workforce Development opportunities

—







The Corridor

} Cornelius street is characterized by single
family dwellings on relatively large lots
iInterspersed with some retail and commercial

} There are around 12 active businesses along
the corridor and 21 vacant parcels

—
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Cornelius St./ Rt. 70 Parcel Map
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Figure 1: Two-, Five-, and Ten-Mile Ring Areas
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Aging Populat
65 and over

55 - 64

45 - 54

35 - 44

25 - 34

18 - 24

Under 18

0% 15% 20% 25%



Race Compositic

Do -

White

Black or African
American

Other

7%
100%

2%
100%

4%
100%



Income

$150,000 or More
$100,000 - $149,999
$75,000 - $99,999
$50,000 - $74,999
$35,000 - $49,999
$25,000 - $34,999

$15,000 - $24,999

Less than $15,000

0% 5% 10% 15% 20% 25%



Doctorate Degree
Professional Degree
Master's Degree
Bachelor's Degree
Associate Degree
Some College

High School Diploma

Some High School or Less

0% 10% 20% 30%




Unemployn
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2%

1%
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Projections

Trade, Transportation, and Utilities

Services-

Professional and Business

Other Services (Except Gove

Providin
Services

rnment)

Natural Resources and Mini

Manufacturing
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Go
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Goods - Producing

Financial |
Education and Health
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0%
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Housing Profile in Two-Mile Area

} Housing stock older (50% prior to 1970)
} Single - family homes (76%)

1 Owner occupied (69%)

1 Average 2.4 per household

1+ Slightly higher vacancies (12%)

—



Real Estate Picture

1 Orange County has an imbalanced reliance on
residential property tax

} The market in Hillsborough is down, but
doing okay compared to the Triangle region

1 Cornelius St. has significant development
potential

—



Real Estate Picture cont’d

1 Retail:
BLow vacancies downtown, in the low teens overall

BCurrent rates up to $22 sq. ft/yr. from $14 a few
years ago due to design and development efforts

1 Office: High vacancy rates (20%)

1 Industrial/Flex: Elevated vacancy rate (15%)

—



Real Estate Picture: Land

1 Good avallability of redevelopable and
potential greenfield sites

} Possible competition from commercial
redevelopment in southern area of
Hillsborough

—



Broker Recommendations

1 Corridor development should be designed to
serve the local neighborhood
BAnd Commuters along Rt. 70

1 Other considerations
BBusinesses with parking needs OK
‘BLocal investors who have stable finances
‘BParcels consolidated

‘BAddress accessibility concerns and future
transportation improvements




Broker recommendations cont’d

1 What type of enterprises might work here?
BFlex/office space
BServices, insurance
BLight retall
BRestaurant, ex. diner
BSmall grocery
BDry cleaners
BSingle - service professionals
BThrift store
BSmall clinic, home health care

—






What is a Retail GAP Analysis

Comparison between local demand and local supply

Leakage: Dollars spent by local residents outside the area

Injection: Dollars spent locally by  outside residents

Why Do a GAP Analysis?

|dentify retail sectors where there is excess demand

Translate leakage into estimates of supportable square feet




Retail Leakage - 2 Mile

Table 14: Existing Retail Leakage Analysis, 2009 (Page 1 of 2)

Estimated Total Estimated Estimated
Consumer Expenditures Per Capita Retail Sales Retail Sales

Retail Category (Demand) Expenditures (Supply) (Leakage)/Injection
Two Mile Radius (a)
Automotive Supply Stores $1,321,735 $217 $2,383,449 $1,061,714
Furniture & Home Furnishings Stores $1,909,181 $313 $5,128,404 $ 0
Electronics & Appliances Stores $2,139,498 $351 $748,237
Building Material, Garden Equip Stores $9,961,861 $1,635 $15,618,886 $576570
Food & Beverage Stores $12,300,762 $2,019 $27,692,916
Health & Personal Care Stores $5,828,406 $957 $3,207,312
Clothing & Clothing Accessories Stores $4,059,549 $666 $1,286,285
Sporting Gds, Hobby, Book, Music Stores $1,681,073 $276 $2,289,963
General Merchandise Stores $12,328,777 $2,023 $15,606,670
Miscellaneous Store Retailers $2,102,188 $345 $2,348,751 $246,563
Non-Store Retailers $5,945,875 $976 $21,426,560 $15,480,685
Foodservice & Drinking Places $8,546,774 $1,403 $9,115,231 $568.4
Auto and Other Vehicle Dealers (b) $12,768,313 $2,096 $5.975,871
Gasoline Stations $10,736,631 $1,762 $7,553,467 $3,183,164
Total for all Categories with Leakage $56,098,226 $101,610,830 ($16,761,225)
Balance of Trade $91,630,623 $120,382,002 $28,751,379

Why do these differ?




Retail Leakage - 5 Mile

Table 14: Existing Retail Leakage Analysis, 2009 (Page 1 of 2)
Estimated Total Estimated Estimated
Consumer Expenditures Per Capita Retail Sales Retail Sales

Retail Category (Demand) Expenditures (Supply) (Leakage)/Injection
Five Mile Radius (a)
Automotive Supply Stores $4,370,457 $231 $3,777,550 ($592,907)
Furniture & Home Furnishings Stores $6,432,410 $340 $7,873,072 $1,440,662
Electronics & Appliances Stores $7,205,633 $381 $2,893,346 ($4,312,287)
Building Material, Garden Equip Stores $34,031,623 $1,798 $53,633,618 $19 601,995
Food & Beverage Stores $39,428,978 $2,083 $40,783,422
Health & Personal Care Stores $17,935,654 $947 $5,123,406 ($12 812,248)
Clothing & Clothing Accessories Stores $13,520,214 $714 $2,089,703 $11 430,511
Sporting Gds, Hobby, Book, Music Stores $5,773,908 $305 $6,078,474
General Merchandise Stores $40,402,686 $2,134 $21,639,881
Miscellaneous Store Retailers $7,098,387 $375 $4,823,483
Non-Store Retailers $19,511,659 $1,031 $98,821,174 5
Foodservice & Drinking Places $28,744,303 $1,518 $15,142,883 ($13,601,420)
Auto and Other Vehicle Dealers (b) $42,778,609 $2,260 $13,512,228 $29,266,381
Gasoline Stations $34,993,001 $1,849 $27,723,520 ($7,269,481)
Total for all Categories with Leakage $105,178,578 $207,189,760 ($1OO 322,944)
Balance of Trade $302,227,522 $303,915,760 $1,688,238

Leakage / Balance of Trade




Supportable Sqg. Ft. - 2 Mile

What is the
Non - Retail Adjustment?

Table 15: Existing Additional Supportable Retail Square Feet, 2009

23,000 Retail Square Feet

Estimated Additional Total
Retail Retail Sales Sales Per Supportable Non-Retail Supportable
Category (Leakage)/Injection Square Foot Square Feet Adjustment (b) Square Feet (c)

Two Mile Radius (a)

Automotive Supply Stores $1,061,714 $189 0 0 0

Furniture & Home Furnishings Stores $3,219,223 $361 0 0 0

Electronics & Appliances Stores ($1,391,261) $543 2,562 2,979 3,310

Building Material, Garden Equip Stores $5,657,025 $425 0 0 0
/chd_&awc.age Stores B+57202.154 $420 0 0 0

Health & Personal Care Stores ($2,621,094) $470 5,581 6,489

Clothing & Clothing Accessories Stores ($2,773,264 $283 9,804 11,400 $
MMHQ"‘ Stares $608,890 $242 0 0 0

General Merchandise Stores $3,277,893 $246 0 0 0

Miscellaneous Store Retailers $246,563 $372 0 0 0

Non-Store Retailers $15,480,685 n.a. n.a. n.a. n.a.

Foodservice & Drinking Places $568,457 $418 0 0 0

Total for all Categories with Leakage ($6,785,619) 17,947 20,869 @

Demand for:




Supportable Sqg. Ft. - 5 Mile

Table 15: Existing Additional Supportable Retail Square Feet, 2009

Estimated Additional Total
Retail Retail Sales Sales Per Supportable Non-Retail Supportable

Category (Leakage)/Injection Square Foot Square Feet Adjustment (b) Square Feet (c)
Five Mile Radius (a)
Automotive Supply Stores ($592,907) $189 3,133 3,643 4,047
Furniture & Home Furnishings Stores $1,440,662 $361 0 0 0
Electronics & Appliances Stores ($4,312,287) $543 7,942 9,234 10,260
Building Material, Garden Equip Stores $19,601,995 $425 0 0 0
Food & Beverage Stores $1,354,444 $420 0 0 0
Health & Personal Care Stores ($12,812,248) $470 27,279 31,719 /
Clothing & Clothing Accessories Stores ($11,430,511) $283 40,410 46,989
Sporting Gds, Hobby, Book, Music Stores $304,566 $242 0 0 0
General Merchandise Stores ($18,762,805) $246 76,180 88,581
Miscellaneous Store Retailers ($2,274,904) $372 6,115 7,110 7,901
Non-Store Retailers $79,309,515 n.a. n.a. n.a. n.a.
Foodservice & Drinking Places ($13,601,420) $418 32,549 37,848
Total for all Categories with Leakage ($63,787,082) 193,607 225,124 250,138

Demand for: %

250,000 Retail Square Feet



Table 16: Projected Increase in Retail Demand, 2010 - 2029 (a)
Estimated Additional Retail Additional Retail Space
Retail Per Capita Demand 2029 (Dollars) Demand 2029 (Square Feet)
Category (b) Expenditures 2009 Low Est. (c) High Est. (d) Low Est. High Est.

Two Mile Radius
Automotive Supply Stores $217 $1,291,864 $1,906,136 6,826 10,071
Furniture & Home Furnishings Stores $313 $1,866,034 $2,753,320 5,166 7,622
Electronics & Appliances Stores $351 $2,091,146 $3,085,471 3,851 5,682
Building Material, Garden Equip Stores $1,635 $9,736,724 $14,366,470 22,886 33,769
Food & Beverage Stores $2,019 $12,022,766 $17,739,510 28,650 42,273
Health & Personal Care Stores $957 $5,696,685 $8,405,419 12,129 17,896
Clothing & Clothing Accessories Stores $666 $3,967,804 $5,854,467 14,027 20,697
Sporting Gds, Hobby, Book, Music Stores $276 $1,643,081 $2,424,355 6,796 10,027
General Merchandise Stores $2,023 $12,050,148 $17,779,911 48,925 72,189
Miscellaneous Store Retailers $345 $2,054,679 $3,031,665 5,523 8,149
Non-Store Retailers $976 $5,811,499 $8,574,827 0 0
Foodservice & Drinking Places $1,403 $8,353,618 $12,325,706 19,991 29,496
Total Projected Demand Increase 174,770 257,872
w/ 14% non-retail adjustment (square feet) (e) 203,221 299,851
w/ 10% vacancy adjustment (square feet) (f)

Projected

Development
Potential

Retail Sales




