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Figure 1: Aerial photo of Hartland Townshipé s ¢ /8 23@md M-59 Highways (Source: Google Earth).

Executive Summary

This study finds that Hartland Township can presently support approximately 117,000 additional
square feet (sf) of retail and restaurant development potentially generating over $35 million in new
sales. By 2025, the township will be able to support up to an additional 134,000 sf of
development. Finally, by 2035, Hartland will be able to support approximately 160,000 sf of
additional commercial generating $51 million in sales. The supportable retail includes apparel,
home furnishings, home improvement, a pharmacy, restaurants and sporting goods. If
developed, this 160,000 sf of new commercial would require approximately 20-25 acres of vacant
land to implement or, it could be absorbed by existing businesses through expanded operations.

This estimated demand is in addition to both existing and proposed commercial and retail centers

presently approved by the Township includingtheHar t | and Towne Center6s prop:
of undeveloped commercial space. The center 6s potential earghatnsi on i1
woul d expand Hartlandds existing trade area and i nf

township overall. Should the Towne Center not expand, Hartland would retain a demand for
approximately 250,000 i 300,000 sf of new retail development. Alternatively, the additional retail
sales could also be absorbed by existing businesses through expanded operations.

Hartland Township Retail Market Study 3.
Gibbs Planning Group, Inc.
10 May 2019



This study further finds that Hartlandd primary trade area has a population of 36,300 people,
increasing under current trends to 37,900 people by 2023. Median household income in the
primary trade area is $88,900, which is higher than county and state averages. Housing greatly
favors owner-occupied units, which comprise 84.1 percent of all housing, compared to 9.6 percent
renter-occupied households; the vacancy rate is 6.3 percent. The primary trade area has a labor
base of 8,200 employees.

Table 1: 2018, 2025 and 2035 Additional Supportable Retail

EE AR Su,f;;ni%: SF SupE;ot.rtingF SupE;at'rti%;esSF
Retail
Apparel Stores 7,700 sf 8,500 sf 9,600 sf
Auto Parts Stores 2,700 sf 3,300 sf 4,200 sf
Beer, Wine & Liquor Stores 2,600 sf 2,900 sf 3,400 sf
Book & Music Stores 1,700 sf 1,900 sf 2,100 sf
Department Store Merchandise 10,900 sf 13,000 sf 16,100 sf
Electronics & Appliance Stores 5,300 sf 5,700 sf 6,400 sf
Furniture Stores 6,600 sf 7,100 sf 7,900 sf
General Merchandise Stores 8,800 sf 9,600 sf 10,800 sf
Hardware/Home Improvement Stores 12,000 sf 14,800 sf 19,000 sf
Home Furnishings Stores 4,200 sf 4,500 sf 5,100 sf
Jewelry Stores 2,300 sf 2,500 sf 2,800 sf
Miscellaneous Store Retailers 3,600 sf 4,200 sf 5,100 sf
Pharmacy 12,900 sf 14,600 sf 17,200 sf
Shoe Stores 1,900 sf 2,100 sf 2,400 sf
Specialty Food Stores 3,000 sf 3,500 sf 4,300 sf
Sporting Goods & Hobby Stores 4,900 sf 5,600 sf 6,600 sf
Retailer Totals 91,100 sf 103,800 sf 123,000 sf
Restaurants
Bars, Breweries & Pubs 2,100 sf 2,200 sf 2,600 sf
Full-Service Restaurants 13,400 sf 15,800 sf 19,400 sf
Limited-Service Eating Places 8,800 sf 10,300 sf 12,700 sf
Special Food Services 1,400 sf 1,600 sf 1,800 sf
Restaurant Totals 25,700 sf 29,900 sf 36,500 sf
Retail & Restaurant Totals 116,800 sf 133,700 sf 159,500 sf

Table 1: The leading supportable retail categories are pharmacy, hardware/home improvement, department store
merchandise and full-service restaurants.

Background
Gibbs Planning Group, Inc. (GPG) has been retained by Hartland Township to conduct a retail
feasibility analysis to determine how much retail is supportable in the Township.

GPG addressed the following issues in this study:
1 What is the existing and planned retail market in the greater Hartland area?

1 What is the primary trade area for Hartland Township?
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1 What are the population, demographic and lifestyle characteristics in the primary trade
area, currently and projected for 2023?

1 What is the current and projected growth for retail expenditures in the primary trade area,
now, in 2025 and 2035?

1 How much additional retail and restaurant square footage is supportable in the Hartland
Township? What sales volumes can development achieve in or near the study area?
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Figure 2: Hartland Township is centrally located in the State of Michigan between Detroit, Lansing, Flint and Ann Arbor.

Methodology

To address the above issues, GPG defined a trade area that would serve the retail in Hartland
based on geographic and topographic considerations, traffic access/flow in the area, relative retalil
strengths and weaknesses of the competition, concentrations of daytime employment and the
retail gravitation in the market, as well as our experience defining trade areas for similar markets.
Population, consumer expenditure and demographic characteristics of trade area residents were
collected by census tracts from the U.S. Bureau of the Census, U.S. Bureau of Labor Statistics
and Esri (Environmental Systems Research Institute).

Finally, based on the projected consumer expenditure capture (demand) in the primary trade area
of the gross consumer expenditure by retail category, less the current existing retail sales (supply)
by retail category, GPG projects the potential net consumer expenditure (gap) available to support
existing and new development. The projected net consumer expenditure capture is based on
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household expenditure and demographic characteristics of the primary trade area, existing and

pl anned retail competition, traffic and retail gravita
assessment of Hartland Township. Net potential captured consumer expenditure (gap) is equated

to potential retail development square footage, with the help of retail sales per square foot data

provided by Dollars and Cents of Shopping Centers (Urban Land Institute and International

Council of Shopping Centers), qualitatively adjusted to fit the urbanism and demographics of the

study area.

Figure 3: Hartland Township has two community shopping centers. The Shops at Waldenwoods (on the left) is anchored

by Target and Kroger, and also includes Hall mark, Subway, Grondinéds
Saccos. Hartland Plaza (on the right) features anchor tenants Rural King and Dollar Tree, as well as inline tenants such
asGus6s Carry Out, Great Cl/lips, Red O/ive Restaurant and EIl/ Cerro Gran

For the purposes of this study, GPG has assumed the following:

1  Other major retail centers may be planned or proposed in the shown trade areas, but only
the existing built or approved by the township retail is considered for this study. The
quality of the existing retail trade in the study area is projected to remain constant. Gains
in future average retail sales per square foot reflect higher sales per sf in newly
developed retail and selected increases in sales by individual retail categories.

1 No major regional retail centers will be developed within the trade area of this analysis
through 2035 for the purposes of this study, except as presently approved by the
Township including the Towne Center Square.

1 TheHartlandr egi onés economy will continue at normal or
employment, inflation, retail demand and growth.

T Hartl and Townshi pds 2anélirandmegevedoprhent projectswitwi | | al | ow
current and innovative standards, and the existing infrastructure (water, sewer, arterial
roadways, etc.) can support additional commercial development.

1 Annual population growth for the primary trade area is estimated to be 0.84 percent from
2018 to 2023.

1 Employment distribution is projected to remain constant, without a spike or decline in
employment by NAICS categories.
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The projected lease and vacancy rate model is based on our proprietary econometric
model of the relationship between changes in employment and changes in vacancy and

lease rates. Data was gathered from the U.S. Census Bureau, Esri, CBRE and local
brokerage services.

1 Any new construction in the study area will be planned, designed, built and managed to
the best practices of the American Institute of Architects, American Planning Association,
American Society of Landscape Architects, Congress for New Urbanism, International
Council of Shopping Centers and The Urban Land Institute.

1 Parking, signage and visibility for new development projects or businesses will meet or
exceed the industry standards.

1 Infill or new commercial development projects in the study area will open with sustainable
amounts of retail and anchor tenants, at planned intervals and per industry standards.
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Figure 4: Hartl a nd T o vpnmsaly irgod &ea encompasses approximately 109-square-miles.

Based on GPGO6s s ietising etailehlibs, padpulation clusters) eighway access,

and the retail gravitation in the market, as well as our experience defining trade areas for similar
communities, it was determined that consumers in the Hartland primary trade area generate
demand to support a variety of retailers. This potential will continue to increase over the next five
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years, sustained by on-site residential development and average annual household income
growth of 3.57 percent.

The primary trade area is the consumer market where the study area has a significant competitive
advantage because of access, design, lack of quality competition and traffic and commute
patterns. This competitive advantage equates to a potential windfall in the capture of consumer
expenditure by the retailers in the study area. GPG defined a primary trade area by topography,
vehicular access, strength of retail competition and residential growth patterns instead of
standardi-zieme$idd i @@n s ume r gtraderarea wdll@ccault for up to 60roa r
70 percent of the total sales captured by retailers in Hartland Township.
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Figure 5: The primary and secondary trade area map of Hartland Township. The secondary trade area is shown above
outlined in blue. Secondary trade area residents can conveniently reach the study area, but it will not be their preferred
shopping destination.

The following borders approximately delineate the primary trade area:
A North i Center Road

A South i West Commerce Road & Morgan Lake

East i Buckhorn Lake Road & Eleanor Street

West i Gulley Road & North Latson Road & Mack Road

> > >

Har t | secondérgor community-oriented trade area (Figure 5) extends in all directions to
include residents and workers who because of convenient access may in the future generate
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expenditure for Hartland Township retailers. The boundaries of the secondary or community-
oriented trade area extend north to Murray Lake, Ponemah Lake and Mill Pond, east to Ormond
Road and Driftwood Drive, south to Kent Lake and the Brighton State Recreation Area, and west
to Peavy Road and Oak Grove Road. Residents who live in the secondary, but not the primary,
trade area will shop at Hartland Township retailers frequently, but the area will not be their
primary shopping destination. Consumer expenditure by these residents will account for 10 to 20
percent of retail sales.

Demographic Characteristics

Using data from Esri (Environmental Systems Research Institute) and the U.S. Census Bureau,
GPG obtained the most recent Hartland area population and demographic characteristics (2018),
and those projected for 2023 for the defined trade areas, Livingston County, and the State of
Michigan.

Table 2: Demographic Comparisons

Characonses a7, | ST By | &
2018 Population 36,300 147,400 193,700 10,057,200
2023 Population 37,900 153,100 203,300 10,182,800
2018-23 Projected Annual Growth Rate 0.84% 0.76% 0.97% 0.25%
2018 Households 13,000 56,400 72,600 3,957,600
2023 Households 13,600 58,700 76,400 4,015,500
é(;%g-% Projected Annual HH Growth 0.90% 0.82% 1.03% 0.29%
Persons Per Household 2018 2.79 2.60 2.65 2.48
Median Age 43.2 43.2 42.9 40.2
2018 Median Household Income $88,900 $80,500 $79,700 $53,700
2018 Average Household Income $107,500 $100,400 $98,700 $74,100
2023 Median Household Income $102,300 $92,100 $90,400 $60,900
2023 Average Household Income $128,100 $118,500 $116,500 $87,600
% Households w. incomes $75,000+ 59.5% 54.1% 53.6% 35.4%
% Bachel or 6s Degr ee 37.5% 37.6% 35.3% 28.6%

Table 2: This side-by-side table compares and contrasts the primary trade area demographic statistics with those of the

secondary trade area, Livingston County and the State of Michigan.

Har t | mimaty&rade area has an estimated 2018 population of 36,300 people, which will
increase at an annual rate of 0.84 percent to 37,900 by 2023. This population growth rate is

higher than that for the secondary trade area and State of Michigan, but lower than for Livingston
County. The number of households in the primary trade area will increase from 13,000 to 13,600,
holding 2.79 people per household. Median household income is $88,900 and is expected to
increase to $102,300 by 2023. Average household income in the primary trade area is $107,500,
while 59.5 percent of households earn over $75,000 per year i higher than the county and state
figures. Displaying higher levels of education than the state, 37.5 percent of residents over the
age of 25 have e arreeorchigher, doraparbded 28.6 pireentdoe Michigan. The
median age is older than the state at 43.2.
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The secondary trade area demonstrates a lower growth rate in households than that for the
primary trade area and county, but a much higher growth rate than that for the State of Michigan.
There are 147,400 residents increasing by 0.76 percent annually to 153,100 by 2023. This growth
rate is also lower than the annual growth rate for the primary trade area and county, and higher
than that for the State of Michigan. The number of households is 56,400, increasing to 58,700 by
2023. Median household income in the secondary trade area is $80,500 and the average
household income is $100,400, both of which are higher thanthes t at e 6 sMefliangur e s
household incomes are expected to increase to $92,100 by 2023, while average household
incomes will have grown by 18.0 percent to $118,500. Educational attainmentof a bachel or 6s
degree or higher is at 37.6 percent and 54.1 percent of households earn more than $75,000
annually. The median age is 43.2.

Approximately 93.7 percent of primary trade area homes are occupied, and the median home
value is estimated to be $267,600. Of all households, 84.1 percent are owner-occupied, a number
that has decreased 0.6 percent since 2010 and is expected to increase to 84.4 percent by 2023.
Renter-occupied households have increased from 9.0 percent in 2010 to 9.6 percent in 2018 and
are expected to slightly decrease to 9.3 percent by 2023. The vacancy rate has basically stayed
the same from 2010 through 2018 and is expected to stay constant through 2023. The percentage
of housing units valued at over $200,000 is expected to increase from 72.2 percent to 81.3
percent i coinciding with an increase in the median home value to $301,300 by 2023.

Salt of the Earth
0.3%

Savvy Suburbanites
10.1%

Green Acres
60.6%

Figure 6: The relative proportions of the Tapestry Lifestyle segments found in the primary trade area.

Tapestry Lifestyles

Esri has developed Tapestry Lifestyles, which is an attempt to create 65 classifications, or
lifestyle segments, that help determine purchasing patterns. These segments are broken down to
the U.S. Census Block Group level and used by many national retailers to help determine future
potential locations. The following Table 3 details the Tapestry Lifestyles found in the primary trade
area.
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Table 3: Tapestry Lifestyles

Green Acres

7,900

Median HH Income
$76,800

60.6% Primary Trade
Area Households
Market Share

3.2% National
Households
Market Share

. Trade Area .
Lifestyle Statistics Short Description
Population The Green Acres lifestyle features country living and self-
17,200 reliance. They are avid do-it-yourselfers, maintaining and
remodeling their homes, with all the necessary power tools
Households to accomplish the jobs.

Gardening, especially growing vegetables, is also a priority,
again with the right tools, tillers, tractors, and riding mowers.
Outdoor living also features a variety of sports: hunting and
fishing, motorcycling, hiking and camping, and even golf.
Self-described conservatives, residents of Green Acres
remain pessimistic about the near future yet are heavily
invested in it.

Soccer Moms

Population
5,900

Households
2,700

Median HH Income
$90,500

21.0% Primary Trade
Area Household Market

Share

2.9% National

Soccer Moms is an affluent, family-oriented market with a
country flavor. Residents are partial to new housing away
from the bustle of the city but close enough to commute to
professional job centers. Life in this suburban wilderness
offsets the hectic pace of two working parents with growing
children. They favor time-saving devices, like banking
online or housekeeping services, and family-oriented
pursuits.

Sawvy Suburbanites

Market Share

Population Savvy Suburbanites residents are well educated, well read,

3,000 and well capitalized. Families include empty nesters and
empty nester wannabes, who still have adult children at

Households home. Located in older neighborhoods outside the urban

1,300 core, their suburban lifestyle includes home remodeling and

Median HH Income
$108,700

10.1% Primary Trade
Area Households Market
Share

3.0% National
Households
Market Share

gardening plus the active pursuit of sports and exercise.
They enjoy good food and wine, plus the amenities of the
cityds cultural events.
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