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Many other southern cities have faced similar situations of decline and
successfully revitalized their downtowns into vibrant mixed use districts.
Several examples arve presented below as well as a demographic comparison of

the successfully revitalized cities.

Muacon
Tertiary Charleston Chattanooga Memphis Savannah
Characteristic Trade Area MSA MSA MSA MSA

2000 Popuiation 784,500 556,700 453,900 1,113,100 290,500
1990-2000 G.1% 8.8% 7.0% 10.5% 12.6%
Population Growth
2000 Median $32.300 $39,000 $36,600 541,600 $33,800
Household Income
2000 Persons Per 2.6 2.6 2.5 27 2.6
Househeld
Median Age 34.6 Years 32.6 Years 37.5 Years 33.8 Years 34.7 Years

This table compares these successfully revitalized cities ' demagraphics to Macon's and shows that Macon
D TEE k

has demographics favorable for a rebound.

Memphis, Tennessee/Peabody Place

Memphis, Tennessee successfully re-built its downtown by capitalizing on its
rich blues music history. Beginning in 1980, with the State Capital Grant
Public Planning Conference, a community-wide review and recommendation
process which yielded four large development processes — Beale Street
Renovation, Convention Center Hotel, Mid-South Agricenter and the Orpheum
Theater Restoration. In 1991, the city began its “Destination Memphis”
campaign 4s an initiative to grow tourism. In 1993, the Mayor forined the
Task Force for Downtown Redevelopment. The task force involved citizens
from across the community to facilitate the planning process for the downtown
revitalization.

Peabody Place was the catalyst for redevelopment within downtown Memphis
and 1s a city within a city. It has 762 hotel rooms in the nationally famous
historic Peabody Hotel, 565,000 sf of Class A office space, 201 apartment
units, 420,000 st of retail space and 3,600 parking spaces. Retail in Peabody
Place includes a Chinese Art Museum, restaurants, a grocery store, card shop
and others. The center also has an entertainment/retail center, including a 21
screen movie complex and a 500-seat IMAX theatre. Peabody Place is
nationally known and a positive example of public-private sector partnerships
aiding a city’s revitalization.

Savannah, Georgia

The City of Savannah is located on the Savannah River, approximately 180
miles east of Macon, and has a population of 140,000. Savannah is a major
ocean port, manufacturing center and tourist destination. Savannah is not a
particularly wealthy city, and has several distressed areas as well as finely-

restored historical buildings and neighborhoods.
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Due to the excellence of the original downtown plan laid out by General James
Oglethorpe, Savannah boasts the most extensive historic district in the country.
Even outside the historic district, most of which is stiil intact, the City of
Savannah maintains an impressive commitment to civic beautification. This
strong sense of civic pride has helped revive the city’s downtown.

By 1990, competition from the suburban malls had drained the life from
Broughton Street, Savannah’s old downtown shopping district. As part of the
solution, the city developed the Savannah Renewal and Development
Authority (SRDA). The SRDA is a board of 25 citizens, appointed by the City
Council, which has had great success in breathing life back into downtown.
The SRDA has initiated strategies to stimulate downtown investment by:
< Forming relationships with downtown property owners and merchants
%+ Developing a centralized inventory of properties
< Working with commercial realtors to market the properties
+ Establishing a low-interest loan program to stimulate historically
appropriate fagade renovation
%+ Identifying opportunities for retail and service businesses and co-
coordinating improved street cleanliness, holiday promotions and
parking improvements.

Downtown Savannah’s renovation has been successful for several reasons: 1)
the formation of a solid equal partnership between citizens, business owners
and municipal government, 2} the realization that heritage planning and
conservation is not an afterthought, but the foundation of Savannah’s attraction
as a tourist destination, 3) the aggressive targeting of new business and
investment that will have a positive impact, but discouraging those that may
have a negative impact locating or remaining downtown, and 4) finally paying
attention to details that are minor in themselves, but overall make living and
working downtown a pleasant experience (i.e. putting the customer, resident,
shopper and pedestrian first and not the traffic that is just passing through).

In 1990, prior to the SRDA and its initiatives, Broughton Street was less than
successful, with a vacancy rate of 40%. Formerly boarded up storefronts and
theatres, however, are now open for business and the current vacancy rate is
less than 20%. Many new businesses have been started and three of the four
empty movie theatres have re-opened. Zoning by-laws were eased to create
apartments and lofts on vacant upper floors and the old department stores were
converted to office space.

Savannah’s success is now extending further south from the original heritage
district with the creation of a new Victorian-era heritage district which, until
recently, had been a slum area. By bringing citizens, businesses and municipal
forces together, Savannah has become a striking example of successful urban
revitalization.
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Charleston, South Carolina

Charleston, one of America’s most livable cities, owes much of it’s success to
six term mayor Joseph P. Riley Jr., who was named 1991 Municipal Leader of
the Year by City and County Magazine. Under his tenure many historic
structures have been transformed into offices, restaurants, stores and homes.
The city has utilized an aggressive annexation policy and innovative economic
development strategies to fund much of its redevelopment.

Located on the shores of the Atlantic Ocean, Charleston has a 7.6 square mile
downtown, bounded on three sides by water. The second largest city in South
Carolina, with a 1998 population of 100,122, Charleston grew 15% between
1980 and 1990, {compared to a nationwide average of 9.8%). However, a
significant portion of this growth is attributable to the annexation of James
Island, West Ashley, Johns Island and the Cainhoy Peninsula.

A major factor in the downtown Charleston redevelopment has been the
completion of Charleston Place in 1986. A luxury hotel/retail complex,
Charleston Place attracts customers not only to its shops, but to those along
King, Meeting and Market Streets. The addition of other hotels in the area
have contributed to a booming downtown core.

In 1991, the city opened the Visitor Reception and Transportation Center
(VRTC), which represents a significant alliance of historic preservation and
tourism management. In 1980, Charleston was visited by 2.1 million tourists,
and in 1995, that figure soared to 5 million, infusing the county with $1.5
billion tourist dollars. In keeping with a revitalization spirit, the VRTC is
located in an 1856 railroad freight station.

An additional project which helped revitalize downtown Charleston was the
construction of the 12 acre Waterfront Park. Completed in 1990, the park
includes over eight acres of linear park and waterfront along the Chatleston
Harbor entry. The park plan combines fountains, spacious lawns, garden
“rooms”, plenty of walking and jogging paths, picnic tables and wooden
swings. In the late 1970’s plans for this area initially called for a high-rise and
dense residential and commercial development that would have severely
damaged Charleston’s skyline and removed the last remaining waterfront
segment from public access. The city responded by acquiring the iand for a
park which preserved a view of the harbor for visitors and residents alike.

Chattanooga, Tennessee

Labeled the “worst polluted city in America” in 1969, Chattanooga has pulied
itself up by the bootstraps and has become a pioneering sustainable
community. The early 1980’s found Chattanooga in a downward spiral of
local recession, deteriorating schools and housing stock, and nising racial
tensions. The Lyndhurst foundation, along with several dozen citizens, formed
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business lunch crowd as well as mimes, singers and street performers at Ross’s
Landing Plaza and nightfall Concerts (free) on Friday evenings.

Beautification programs have developed sidewalk planters with seasonal
flowers, decorative window displays in store fronts and colorful, informative
banners in Chattanooga’s downtown. Downtown businesses participate in
recycling and safety programs to ensure a clean and safe environment.

CDP understands the importance of bringing in both new business and
retaining old businesses. CDP keeps a record of all available commercial
spacc and works to provide cooperative marketing programs targeted at
downtown workers, local residents and visitors to increase downtown traffic.

Electric Shuttle/CARTA Parking Garages

The downtown shuttie is a high-frequency system designed to be a downtown
eirculator, It connects the Tennessec Aquarium, the Chattanooga Choo-Choo
and parking decks. Offered as a free service to all, the bus runs every five
minutes along the shuttle route. The shuttle began operation in 1992 and in its
first two years alone recorded nearly 1.5 million passenger trips.

Miller Park and Plaza

Miller Park and Plaza are two adjacent parks located in the heart of
Chattanooga’s Central Business District. Miller Plaza is a 26,000 square foot
privately-owned, public park built to compliment Miller Park. The Plaza
opened in 1988, and was designed to be active space. In addition to the 5,600
square foot enclosed pavilion, a performance stage, seating and landscaping,
the Plaza fcatures two floors of retail and commercial space.

Riverfront/Downtown Planning and Design Center
The Riverfront/Downtown Planning and Design Center provides coordination,
design puidance and recommendations of standards for both the public and
private sectors. The Center’s goal is coherent and cooperative planning
supplemented by clear and constructive urban design goals for the future. A list
of the major projects the Center has completed is summarized helow:

% Miller Park District Urban Design Plan
Implementation of the RiverPark Master Plan
Streetscape project for downtown Chattanooga
Redevelopment of the former Kirkman High School
South Central Business District Concept Plan
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What Macon Can Learn From These Other Cities’ Success

Macon can insight from these cities” experiences and apply the lessons learned
to help contribute to a successful revitalization of downtown Macon. The
following lessons apply to Macon: 1) a collaborative public/private partnership
is required; 2) an organization is needed to serve as a catalyst for change; 3) an
aggressive marketing campaign is cructal; and 4) codes should be amended to
encourage development.
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SECTION {Il. MARKET RESEARCH

The Trade Areas

Based on our field evaluation, GPG determined that the current retail in
downtown Macon has mostly a neighborhood appeal, attracting customers
from within three miles, with some larger eommunity appeal of up to 10 miles.
Retailers GPG spoke with in the Cherry Street Retail District believe that the
majority of their customers come from within three miles of downtown and
that about 20% of their business currently comes from outside of Macon, some
from Atlanta and some from out of state. Based on this assessment, trade arecas
were developed which constitute the areas served by the downtown. Also
taken into consideration was the fact that the Colonial Mall of Macon will
intercept customers coming from the west and south while customers from the
north, beyond Bibb County, will be more likely to travel to Atlanta for the
majority of their shopping. The primary and secondary trade areas are outlined
on the map on page twelve.

Primmary Retail Trade Area
The primary trade area is the area from which the existing retail area attracts
the majority of its saies. The retail serving this trade area has a neighborhood
appeal attracting customers from short distances based primarily on
convenience, This trade area is approximately delineated by the following
boundaries;

» [-75/1-16 to the north.

= Southern Railway System to the east,

= U.S. Highway 41/U.S. Highway 129 intersection to the south.

= Wolf Creck/5 minute drive limit to the west.

Secondary Retail Trade Area
Residents from the secondary trade area shop downtown Macon on a less
frequent basis than residents of the primary trade area, but still use shops in the
area for some of their primary shopping needs. The Municipal Auditorium,
Courthouse, museums and numerous restaurants hetp create a draw for the
sccondary trade area consumers by being unique destinations for
consumers/residents. This trade area is approximately delineated by the
following boundaries:

= 1.5 miles north of the Bibb Ceunty northern boundary.

#  Macon City Limit to the east.

= U.S. Highway 41/U.S. Highway 129 interchange to the south.

= [-475/Macon City Limit to the west.

Tertiary Trade Area

When downtown Macon reaches a critical mass of activity, the tertiary trade
arca will be applicable. The tertiary trade is the larger region from which
downtown Macon will attract visitors and shoppers for more of the regional
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uses downtown and extends across much of middle Georgia. The boundaries
are outlined the tertiary trade area map on page thirteen.

Primary Trade Area Demographics

The primary trade area, as defined, currently has an estimated population of
69,800 persons. This population is expected to remain relatively stable over
the next 5 years, increasing only 0.8% by 2003, The primary trade area
currently has 28,800 households, with an estimated 3.5% increase by 2005 to
29,500 households. Residents of the primary trade area are predominantly
married couples (39.5%), with a median household income level of $26,900
and a per capita income of $18,100. The median age of the primary trade arca
15 34.5 years and 19.1% of residents over age 25 have a college education
(Associates Degree or higher). Of residents age 16 or older, 8.8% are
unemployed.

Further, based upon Claritas, Inc. PRIZM demographic characteristics, the
current {ifestyles most directly associated with the primary trade area are: 2"
City Blues (63%), 2" City Center (22.7%) and 2™ City Society (12.9%).
PRIZM demographics are lifestyle “clusters” based on the assumption that
people with similar ages, income levels, lifestyle and spending habits will live
close to each other. Based on PRIZM clusters, the type and amount of
merchandise purchased can be estimated. PRIZM clusters can depict a group’s
likes/dislikes, from where they shop to what television shows they are tikely to
watch. For example, Second City Blues includes the sub-categories of
Smalitown Downtown, Hometown Retired, Family Scramble and Southside
City. In these categories, income levels range from $15,500 to $21,500, with a
significant level of multi-unit rental housing. They generally spend less than
$60 a week on groceries, and attend church regularly. According to PRIZM,
Second City Blues’ are likely to buy Kentucky Fried Chicken, baby food and
canned chili, read Soap Opera Digest, Ebony and Playboy, watch talk shows
such as Jerry Springer and Jenny Jones and drive Hyundai and Suzukis
automobiles. For a detailed depiction of each PRIZM category’s composition,
please refer to the appendix.

Secondary Trade Area Demographics

The secondary trade area has an estimated population of 63,400 persons. This
figure is projected to increase 1.7% by 2005 to 64,500. The secondary trade
area’s household base is estimated at 23,800 and is projected to increase to
24,600 (3.2%) by 2005. The secondary trade area includes the Colonial Mall
of Macon avea. Residents of the secondary trade area will primarily shop the
Colonial Mall, but will still shop downtown for some of their needs,
particularly if there is significant retail and entertainment to entice them.

The secondary trade area residents are predominantly married (57.4%) with a

median age of 34.9 years. Median household income is $45,100 and per capita
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Primary Secondary Total State of | Savannah, | Columbus,
Characteristic Trade Trade Areq Trade Georgiu GA GA MSA
Area Area MSA
Median Household | $26,900 | $45,100 | $33,100 | 342,800 | $38,800 | $36,100
[ncome
Percent Households 27% 45.1% 33.6% 42.9% 37.6% 35.3%
$50,000+
Persons Per 2.3 2.7 2.5 2.6 2.6 2.6
Household
Population (1999) 69,800 63,400 133,200
Median Age 34.5 34.9 34.5 34.9 342 32.9
Years Y ears Years Years Years Years
Percent College 19.1% 21.5% 20.6% 24.3% 22.0% 20.3%
Educated
Percent 8.8% 5.9% 7.7% 5.6% 6.4% 6.9%
Unemployed

As indicated in the above table, Macon’s primary trade area fell well below the
average of both Savannah and Columbus in terms of income and has a
significantly higher unemployment rate. The secondary trade area for Macon
has stronger incomes and lower unemployment rates than the primary trade
area, and is more comparable to the Savannah and Columbus MSAs. All areas
are similar in regards to median age and persons per household, and level of
college education. Please refer to the demographic tables on page 18 for
selected demographic characteristics.

Total Trade Area Demographics

The total trade area, which is the combination of the primary and secondary
trade arcas, has an estimated 2000 population base of 133,200, which is
projected to grow to 134,900 (1.2%) by the year 2005. Households are
currently estimated at 52,600, which are projected to increase to 54,100 by
2005. As a whole, the trade area has a median household income of $33,100
and a per capita income of $20,100. Just under half (44.3%) of adults over age
15 are married and of those aduits over age 16, 7.7% are unemployed.

Of those total trade area residents over age 25, 20.6% have a coilege degree.
In comparison to the State of Georgia, the trade area has significantly lower
median household income ($33,100 for Macon, compared to $42,300 for the
state) and education tevels (20.6% of Macon residents are college educated
compared to 24.3% for the state).

The predominant PRIZM demographic clusters which identify the total trade
area are: 2™ City Blues (43.9%), 2" City Center (23.7%), 2™ City Society
(10.7%), Landed Gentry (8.6%) and Exurban Blues (7.3%). A small
proportion of the total trade area also fall into the Working Towns (5.4%) and
Country Families (0.4%).
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io Comparison Reporl (Page 1 of 4§43

Primary Trade Avea Summary

Population: 2005 Tetal......... 70353
2000 Total......... 69792

1290 Total......... 67250

1980 Total,........ 73876

Change 9G-00..... 3.9

% Change §0-90..... =9.0

Households: 2005 Total......... 29543
2000 Total.,....... . 28820
1980 Total....,...,. 26670
1580 Total......... 27451
% Change 90~00..... 8.1
% Change 80-90..... ~2.8

Av. HH Size: 2005..... e e e 2.28
3z

2000 Group Quarters Population.. 2882

Families: 2005 Total......... 17498
2000 Total......... 17363
1990 Total....... .. 16649
% Change 80-00,,... 4.3

Housing

Units: 2005 Total......... 33116
2000 Total......... 32298
1930 Total......... 29766

2000 Population by Race/Hispanic 68790
White {(not Hispanic).......... 27382
Black (not Hispanlc)..o........ 411740
Asian (not Hispanic).......... 420
All Other (not Hispanic)...... 103
Hispanic Origin............. - 715

2000 Pop. by Age: 69792
Under 5 Years. ..., . 5216
SR eI I T8 o S 5107

10 to 14 Years. ., ..o v v n s en .. . 5128
15 to 19 Years. ..., v . 5182
20 £0 24 YRS .. it e e e 4830
25 to 29 Years. ..o i, 4785
30 L0 34 YOATS . i e 5027
35 £0 39 YearS. ... 5186
40 Lo 44 YearS. . v v v 5023
45 to 54 Yemsys. ... ... e gGa:
95 L0 B4 YRAYS. .. u e e .. 5490
6h Lo T4 ¥YearsS. .. e e, 5215
T5 Lo B4 YearsS. o v i v e e a 3962
85 Years and Over. ... .. .cv.. .. . 1479

Median Age (In Yearst......... 34.5

18-A

%
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59,0
0.6

]

VAR R S T RN I, A SV, S, RN S

.

Do W W

WOy PO N o

£

=)

EXHIBIT

5

=

1



Demo

graphic Comparison Report

{Page 2 of 4)

Newtown Macon Primary Trade Area Summary

Per

Avqg.

Med.

Mad.

2000
2000
2000

2000

S8
-~ O
W=l

Households by Rge:
to 24 Years. . vt
Lo 34 YearS. o v i i ennan
Lo 44 Years. ... o enninn,
to 54 Years. ... iven
t0 B4 YearsS. ... e et neann
to 74 YearS.....ovuen oo .
Years and OVer........c.ouuu.
Capita Inc.: 2000.......... .
1989 (Census)..
% Change 89-00,
Hhld Inc.: 2000...........
1989 (Census)..
% Change 89-00.
Ehld Inc.: 2000...........
1989 (Census) ..
% Change 83%-00,
Fam., Hhld Inc.:
2000, .. .., .00
1989 (Census)..
% Change 89-00.
Average Household Wealth...
Median Household Wealth, ...
Households by Hhld Income:.
Under $ 10,000...... .
5 10,000 to § 19,999........
$ 20,000 to $§ 24,999, .....,.
$ 25,000 to $ 29,999 .
$ 30,000 to $ 34,999........
$ 35,000 to $ 49,999.......,
$ 50,000 to §& 74,999,........
$ 75,000 te $ 99,9%9...,......
5100,000 to $149,9%99........
$150,000 and Cver. ... evn ..
Fam. Hhlds by Fam. Hhld Inc
Under $ 10,000 .
$ 10,000 to § 192,995.......,
5 20,000 to $ 24,999 .
$ 25,000 to $§ 29,999,.......
$ 30,000 to $ 34,99¢%.,.......
$ 35,000 to § 49,999........
$ 50,000 Lo S5 74,999........
$ 75,000 to § 99,999........
$100,000 to $149,999........
$150,000 and Over. . vvv ...
E: When median household wea
99,

518076
$11307
59.9

542961
$28081
53.0

526859
$18970
41.6

$34580
$24788
39,5
$121886
524990
28811
5798
5830
1918
1908
1791
3937
3803
1818
1261
747
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2493
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1129
1076
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1105
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Demographic Comparison Report (P
Newtown Macon Primary Trade Area
2000 Households by Hhld Wealth:.
Less than $ 25,000...,.......
$ 25,000 to S 49,999, ........

$ 50,000 to $ 99,9899..........

$100,000 to $249,999..........
$250,000 to $499,999.,..,.......
$500,000 and OVer..v.u e viunnn

1996 Households by Hhld Type:...
Male nc Wife no Child.........
Female no Husband no Child...
Married Couple Famiiy.........
Other Family HHM Own Child.....
Non-Family. . oueweirnnaunnnn

1990 Marital status:

For Population 15+ Years:.....
Never Marrvied..,........ R
Now Married {Exc, Separated)
Divorced or Separated.......
Widowed. ... .. Cae e

1990 Educational Attainment for

9th teo 12th Grde, No Dipleonma..
High School Graduate..........
Some College, No Degree.......
Associate Degree..... ..., e
Rachelor's Degree. .. .uouuun
Graduate or Prof. Degree......

1990 Pop., Age 16+, In Lbr Force:
Civilian Employed Males.,......
Civilian Employed Females.....
Perscens in Armed Forces.......
Perscons Unenployed............

2000 Specified Owner~Occ Housing
Units by Value:

Under $ 20,000.. ., e nnnn
520,000 to $39,999..........
540,000 to $49,999..........
$50,000 to 574,999, ... ..

$75,000 to 599,999..........
5100,000 to $149,999..........
£150,000 to $199,999..........
$200,000 to $299,999..........
$300,000 to $499,999..........
S500,000 and Over..........o4..

Median Housing Value..........

age 3 of 4)
Summary

28820
14414
2326
3675
4702
2513
1192

26516
534
2628
9726
3791
9831

52949
16747
20909
8470
6823

42265
7165
8893

12128
6037
1300
4298
2444

29546
13312
13491
130
2613

11750
486
1702
1460
3075
1932
1886
579
374
200
56
67064.9
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Demographic Comparison Report (Page 4 of 4)
Newtown Macon Primary Trade Area Summary

Units by Gross Rent:r............ 14181 %
With Cash Rent................ 13759 97.0
Less than $100. ... ... i 366 2.6
8100 to $149, ... i i 1270 9.0
S150 to $199. . i ue i 1172 8.3
$200 to S249. .. .. i 1807 12.7
$250 to 5299, ., i e e 1518 10.7
S300 to 5399, . i it 3582 25.3
$400 to 5489, ... 2427 17.1
5500 £O $599. ... ittt n 1094 7.7
SE00 Lo ST49. i i v v e nnnnnnas 388 2.7
750 to 5999, ... . i i 107 0.8
$1,000 or More. ... oo van 28 0.2
No Cash Rent. .. ... 0 iiiann 422 3.0
1990 Housing Units by
Number of Units in Structure:... 29774 %
Single Detached Unit.......... 17489 58.7
Single Attached Unit.......... goz 2.7
Structures with 2 Units....... 3823 12.8
Structures w/ 3-4 Units....... 2262 7.6
Structures w/ 5-9 Units....... 2388 8.0
Structures w/ 10-19 Units..... 1044 3.5
Structures w/ 20+ Units....... 1410 4.7
Mobile Homes or Trailers...... 161 0.5
Other Struchtures. ... ... osan. 388 1.3
1990 Housing Units by Year Blt:. 29771 %
puilt 198% to March 1230...... 143 0.5
Buill 1985 to 1988............ 979 3.3
Built 1980 to 1984............ 1503 5.0
Built 1970 ko 1879, .. ...+ 4030 13.5
Built 1960 te 196%............ 5565 18.7
puilt 1859 or Farlier......... 17551 59.0
1990 Houscholds by Vehicles: 26694 %
0 Vehicles. . ..o iennnnn. 5783 21.7
1 Vehicle Available.......... 103108 37.9
2 Vehicles Avallable.,........ 7445 27.9
3 Vehicles Availlable.,........ 2481 9.3
4 Vehicles Available......... 587 2.2
5+ Vehicles Available......... 280 1.0
198C HUs by Year Moved In:...... 26696 %
Moved in 1989 to March 1890... 6120 22.9
Moved in 1985 Lo 1988..,....... 7318 27.4
Moved in 1980 to 1984......... 28e7 11.1
Moved in 1970 to 1979......... 4392 16.5
Moved in 1969 or Earlier...... 5898 22.1
2000 estimates and 2005 projections produced by Claritas Inc.
Copyright 2000 Claritas Inc. Arlington, VA
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SECTION IV. RETAIL VOID ANALYSIS AND TENANT MIX

The retail market study portion of this report analyzed the retail potential of
Macon’s Cherry Street Retail District in order to develop a workable and
optimal strategy for revitalizing downtown Macon. The Cherry Street Retail
District is defined as the area bounded roughly by Mulberry Street to the north,
Third Street to the east, Poplar Street to the south and First Street to the west.

Methodology

To address the defined issues, a detailed field evaluation of the Cherry Street
Retail District, as well as ail major existing and planned shopping centers and
major development in and surrounding the defined trade area, was conducted
during the week of June 26, 2000. During this field evaluation, the GPG team
visited and appraised the major existing and planned retail concentrations in
the area.

The area was visited throughout both the daytime and the evening to gain a
qualitative understanding of the retail gravitational, parking, and traftic
patterns throughout the study area. GPG then defined trade areas for the
Cherry Street Retail District area based upon this field evaluation. Population
and demographic characteristics of trade area residents were collected by
census tract from national sources and updated based on information gathered
from various focal sources, including retailers and developers.

Finally, based on the population and demographic characteristics of the trade
area, the existing and planned retail competition, the traffic circulation, and
retail gravitational patterns, GPG developed our qualitative assessment of the
voids and appropriate tenants for the Cherry Street Retail District.

Access and Parking as May Relate to Retail

Downtown Macon is easily accessible via [-75 and [-16. Interstate 75 allows
access south of the Ocmulgee River, with interchanges at both Riverside Drive
and Forsyth Street, both of which allows for short drive-times to downtown.
Interstate 16 runs along the north side of the Ocmulgee River, and has
interchanges at both 2™ Street and U.S. Highway 129, which cross the river
and provide direct access to downtown Macon. Parking is provided via on-
street parallel and head-in parking, as well as deck parking. See Section V of
this report for the full parking analysis.
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are apparel and accessories (43,000 sf— 13,600 sf of which is a Goodwill

store and 8,200 sf of specialty apparel, including bridal, leaving only 21,200 sf
of general apparel), groceries (6,300 sf of bakery, local fruit and canned
goods), general books (7,700 sf of bookstores exist, but are mostly religious-
oriented), sporting goods (none) and card/gifts (6,700 sf), as well as specialty
foods, and home furnishings and home décor. Please see Exhibit Three and
Exhibit Two on pages 24 and 25 for a graphic outlining the ground floor uses
and vacant first floor space.

Recommended Redevelopment Scenarios

There are two potential retail development scenarios supportable in downtown

Macon. Both scenarios are based on creating retail “districts” within the

downtown arca and then linking them to the retail area and enticing customers

to shop throughout downtown Macon. Both scenarios incorporate the
development of 12 separate, but interactive, districts within the downtown

Macon arca. (Please refer to Exhibit Ten on page 28 for a graphic depiction of

the proposed districts.) The districts are as follows:

> Office District: Located along Mulberry Street, this district should retain
its current office and civic uses. Additional tenants should predominantly
include office space. A hotel should be constructed in this district as an
amenity to existing offices and to attract additional office tenants.

«  Office Service District: This district is located on the south side of
Mulberry Street, between Third Street and Martin Luther King, Jr.
Boulevard. This area should be constituted primarily of service retail
catering to the offices along Mulberry Street. Tenants should include
travel agents, investment agents, insurance companies and other similar
service providers.

*  Office Retail District: Located along Cotton Avenue, between Mulberry
Street and Cherry Street, this district should provide retail convenient to
both the Office District and the Church/Cultural and Government districts.
Retail tenants in the Office Retail District should include card/gift shops,
laundry/dry cleaning, optical, and shoe repair.

o Church/Cultural District: Located along First Street, this area should be
maintained as a Church/Cultural area.

*  Government District: Located in the vicinity of the Cotton Avenue, First
Street and Poplar Street intersections, the Government District houses the
City Hall. This area should maintain it’s function, but the area along
Cotton Avenue between Poplar Street and the Medical Center should be
revitalized to serve the surrounding government and medical workers.

°  Office/Restaurant District: Located in the area bounded approximately by
Cotton Avenue, Second Street and Cherry Street, the Office/Restaurant
District should house the eating establishments designed to cater to the
Office, Church/Cultural and Government Districts, as well as serving as a
district which will draw residents and visitors through the Core Retail.

District and into this portion of downtown.
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*  Core Retail District: Located in the heart of downtown Macon, the Core
Retail District is focused along Cherry Street, between Martin Luther King
Jr. Boulevard (MLK Boulevard) and Second Street. The Core Retajl area
will be anchored by the department store, junior department stores and
other retail establishments, including pet supplies, appliances/electronics,
and various apparel stores. The supportability of the Core Retail District
wiil be enhanced by the fact that it is bordered by the Blues & Jazz
Entertainment District on the east and the Office/Restaurant District to the
west. The effect will be to draw peopie through the Cherry Street corridor.

*  Blues & Jazz Entertainment District: This district is centered around the
MLK Boulevard and Cherry Street intersection. This district will play a
vital role in resurrecting Macon’s image as an entertainment center of the
south. The focus of this area should be on night clubs, bars and restaurants
which promote Macon’s rich music heritage. The Blues & Jazz
Entertainment District will help pull people utilizing the train service into
downtown, as they realize there is more to downtown Macon than the
museums. The Blues & Jazz District will also help bring people
shopping/working/living in the other districts through Cotton Street,
thereby aiding sales potential for the Core Retail District.

o Museum District: The Museum District is located around the Terminal
Station, at the east end of Cherry Street. This area serves as a drawing
point for visitors and area residents as it provides attractions to get people
downtown. Visitors arriving in Macon via the rail service will be greeted
by several museums, providing an instant sense of rich culture in Macon.

»  University District: The University District is found in the vicinity of MLK
Boulevard and Poplar Street. This area currently houses a thriving medical
office and the University is locating some of its classrooms there. This
area should continue to be promoted and developed as a university-oriented
area, with student/professor housing, more classroom space and some
university related retail, such as book stores, music stores, and toy and
hobby shops. The existing Karsten-Denson hardware store should be
encouraged to expand their inventory to include sporting goods, which will
cater to the student population. The music and musical instrument store
should be located to be easily accessible to patrons visiting the nearby
Blues & Jazz Entertainment District as well as the University District.
Further, a hotel should be developed within a reasonable walking distance
of the University District.

°  Neighborhood Retail District: This district 1s located along Poplar Avenue
between MLK Boulevard and Second Street. This District currently has a
strong neighborhood flavor and should retain this appeal. Tenants in the
Neighborhood Retail District should include an auto supply store, grocery
store, liquor store, meat/fish market, bakery and video store. Additional
space should be developed as residential.

*  Residential In-Fill District: This area is located at the southern extremity
of the study area, in the vicinity of the Neighborhood Retail and University
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downtown area, it may be feasible to deploy a more upscale store, such as
Wild Qats.

850 square foot meat & fish market

750 square foot bakery

800 square foot liguor store

10,500 square foot bar/tavern, split between the Blues & Jazz
Entertainment District, the University District and Office District.
2,500 square foot florist

3,000 square foot gardening store

2,400 square foot home décor and accessories

14,700 square foot appliances/electronics, split between the University
and Core Retail Districts.

3,000 square foot auto supply, such as Auto Zone. This may serve as a
good addition along the Cotton Street corridor near the medical center.
8,200 square foot non-religious books

2,300 square foort cards/gifts

7,000 square foot computers/accessories; split between the Office and
University Districts

14,000 square foot drug store

11,900 square foot jewelry, split between the University and Core Retail
Districts.

9,500 square foot home furnishings, such as paint/wallpaper, floor
COVerings.

2,000 square foot laundry/dry cleaning, broken into two separately
located units

4,500 square foot music

3,000 square foot musical instruments

1,300 optical/vision

3,200 square foot personal services

16,000 square foot office supplies

2,500 square foot coffee shops, such as Starbucks or Caribou Coffee
700 square foot shoe repair

12,500 square foot sporting goods

3,000 square foot outdoor/sporting goods

4,000 square foot toy/hobby

1,800 square foot video/entertainment

The second scenario is similar to Scenario I, but is a little less conservative,
adding an additional 63,500 square feet of retail. In order to accommodate the
theatre and the subsequent increase in the amount of supportable restaurant
space, square footages of some other categories were reduced slightly. The
primary concemn in this scenario is the fact that a number of national theater
chains have been filing for Chapter 11 bankruptcy, making this a riskier
scenario, However, if the theater were to be tied in to the historical musical
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The Office Retail District will include such businesses as the card and gift
shop, laundry/dry cleaning, optical/vision care and quality restaurants. These
stores will be located along Cotton Avenue and wiil cater to the Government,
Church/Cultural and Office Districts.

The Blues & Jazz Entertainment District will contain several quality
restaurants and bars. These establishments should focus on the rich music
heritage of Macon and be themed and operated accordingly. The fact that such
notable performers as Little Richard, Otis Redding and the Allman Brothers al]
got their professional start in Macon should be utilized to promote this district
to both visitors and residents.

The University District should incorporate student/faculty related retail,
including a book store and a computer store. The existing Karsten-Denson
Hardware store should be encouraged to expand their inventory to include
sporting goods. As they are located on the edge of the University District,
bordering the Neighborhood Retail District, Karsten-Denson can be utilized as
an opportunity to draw both distriets and encourage cross-shopping. Retail
categories that are of interest to both the student population and patrons
visiting the Blues & Jazz Entertainment District, such as the music and musical
instruments stores, should be located within the University District, but within
an easy walk of the Blues & Jazz Entertainment District in order to facilitate
cross-shopping between the two.

The Neighborhood Retail District should incorporate a grocery store along
Poplar Avenue, as well as a cluster of convenience and specialty stores, such as
a meat/fish market, bakery and liquor store, to service the downtown housing
and the Residential In-Fill District.

Additional retail [ocations include a pharmacy serving both the University
District (and the thriving medical offices located there) and the Residential In-
Fili District. The ideal location for the drug store encroaches upon the parking
area for the doctor’s offices, but if a parking deck were constructed at the
northwest corner of MLK Boulevard and Poplar Strect, any potential parking
issues would be alleviated.

The Government District should incorporate some development along Cotton
Avenue, between Poplar Street and the Medical Center. This development
could include additional restaurant space, or services such as laundry/dry
cleaning to serve the medical center and government offices.
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Sales Forecast Table for Proposed Retail Development; Newtown Macon, Georgia

Scenario T
2000 2005 Forecasted
Expenditure Expenditure Recommended  Forecasted  Sales Per
Catepory Poteptial® Potentisl* Sq. Fi Baleg 8q. Ft.  Comments

Appliances & Electronics Stores $72,959,405 £73,868,461 12,500 £4,850,000 $388 14,700 total sf
Athletic Shoes $1,624,93¢ £1,645,377 5,600 $1,480,000 $296
Children's Apparel $6,721,215 $6,804,960 2,200 $517,000 $235 -
Department Stores $304,803,271 $308,601,043 30,000 $7,850,000 -E157
Health & Beauty Stores $14,749.906 $14,933,086 3,500 $£1,435,000 $410 5,500 total sf
Home Décor & Accessories Stores £6,380,729 $6,460,232 2,400 $£537,600 £224
Home Furnishings Stores $45,640,064 $46,208,728 9,500 $2,612,500 $275
Jewelry Stores $22,897.660 £23,182,899 8,500 $3,145,000 £37C 11,900 total sf
Junior Department Store £$96,925,189 $98,132 852 35,000 $5,250,000 £150
Men's Apparel 515,507,842 $15,701,066 . 4,800 £1,425,600 §297
Men's Shoes $2,153,900 $2,180,746 1,600 697,600 8436
Unisex Apparel $55,231,407 $55,919,577 15,000 $3,630,000 $242 23,500 total sf
Women's Apparel $37,093,427 £37,355,601 10,000 $2,320,000 $232
Women's Shoes $£11,949.993 $£12,098,887 4,400 $1,540,000 $350
Yotal Core Retail §849,421,336 £786,136,452 164,400  $37,290,300 $227
Bar/taverus $6,901,207 £6,987,195 4,500 454,500 $101
Fast Food Restatirants $105,536,406 $106,851,363 6,000 $2,976,000 £496
Fine Dintng with Liquor $76,893,595 £77,851,670 {5,000 $£5,302,500 $303
Total Jazz/Blues and Restaurants ** %232,786,508 £235,686,970 25,500 $8,733,000 3342
Auto Supply Stores £90,537,097 591,665,167 3,000 £1,077,000 $359
Grocey Stores 3314,775,148 $318,697,168 35,000  $13,370,000 3382
Liguor Stores $20,307,875 $20,560,906 800 $224,000 $280
Meat & Fish Markets $3,852,915 $£3,900,921 850 $238,000 £280
Personal Services $£3,590,448 $3,635,184 3,200 £592,000 $185
Retail Bakerics $3,615,089 $3,660,132 750 164,250 219
Video/Entertainment $5,534,980 $£3,603,944 1,800 5646,200 £359
Total Neighborhood Retail $454,984,473 $460,653,466 45,400 816,311,450 3359
Card/Gift Shops $12,071 288 $12,221,693 2,300 £671,600 £292
l.aundry/Dry Cleaning $19,832,657 $20,130,390 2,000 $296,000 148
Office Supply Stores $£30.704,233 $£31,086,800 16,000 $2,848,000 $178
Optical/Vision Care £8,219,475 $8,321,887 1,300 $353.,600 5272
Shoe Repair and Service $0 20 700 £421,100 $173
Total Office Retail §78,817,547 £79,799,594 22,300 $4,290.300 $192
Book Stores 517,827,815 518,049,943 8,200 $3,280,000 S400
Coffee Shop/Specialty Foods $3,986,93) $4,036,607 2,500 645,600 5258
Bac/Tavern® 30 50 6,000 $606,000 5101
Fine Dining with Liquor® 20 $0 3,400 $1,030,200 $303
Florist* 30 $0 2,500 $437,500 $175
Gardening Store N/A N/A 3,000 $483,000 5161
Appliaaces/Electronics® 30 $0 2,200 $580,800 $264
Health & Beuaty Stores 514,746,906 $14,933,686 2,000 £820,000 $410
Jewelry® $0 $0 3,400 $1,278,400 8376
Music Stores B13,121,551 £13,285,042 4,500 $1,102,500 $245
Musical Instrument Shops $3,692,843 $3,738,835 3,000 $855,000 $£285
Qutdoor/Sports N/A N/A 3,000 615,000 $205
Sporting Goods Stores £16,948,960 517,160,139 12,500 $3,437,500 $27s
Toy & Hobby Shops $17,024,078 £17,236,194 4,000 £828,000 © 8207
Unisex Apparel®* 30 30 8,500 31,997,500 £235
Total University Retail 388,502,135 $89,607,886 68,700  $17,996,400 5262
Computers & Accessorics $32,273,917 £32,676,042 7,000 £2,800,000 £400
Total University/Qffice $32,273,.917 £32,676,042 7,000 $2,800,000 £400
Drug Store/Pharmaceutical £79,895.424 $80,890,900 14,000 £5,110,000 $365
Fotal Other Retail 379,895,424 $80.850,200 14,000 $5,110,000 3363
Total Retail 347,300 $87,435,450 $270

* Categories Hsted under more than one district were only listed with thelr expenditure potenttal once to avoid aver-projecting.
** Square Foolage should be split between Jazz/Blues Entertainment District and Office RettURestaurant Disirict,
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Sales Forecast Table for Proposed Retail Development; Newtown Macon, Georgia

Scenaria I
2600 1005 Forecasted
Expenditure Expendifure Recommended Forecasted Sales Per
Catepory Patentiaf” Potential® Sq. Ft. Sales $9. Ft.  Commests

Appliances & Electronics Stores $72,959,405 $73,868,461 12,500 $£4,850,000 $388 14,700 total sf
Athletic Shoes $1,624,931 1,645,177 5.000 $1,480,000 $296
Children’s Apparel $6,724,215 $6,804,960 2,200 $517,000 $235
Department Stores $304,803,271 $£308,601,043 50,000 £7,850,000 $157
Health & Beauty Stores $14,749,906 $14,933,686 3,500 $1,435,000 $410 5,500 totai sf
Home Décor & Accessories Stores $6,380,729 $6,460,232 2,400 $537,600 $224
Home Farnishings Stores $45,640,004 $46,208,728 8,000 £2,200,000 $275
Jewelry Stores $22,897,600 $23,182,899 8,500 $3,145,000 $370 11,900 total sf
Junior Department Store $96,925,189 £98,132,852 35,000 $5,250,000 $130 .
Men's Apparel £15,307,842 $£15,701,066 4,800 $1,425.600 $297
Men's Shoes $2,153,909 $2,180,746 1,600 $697,600 $436
Movie Theatres - Stadium Seating $E,883,920 £1,907,393 45,000 $3,915,000 $87
Unisex Apparel $£55,231,407 $55,919,577 25,500 £5,171,000 $242 34,000 totaf sf
Women's Apparel $37,093,427 $37,555,601 8,000 $1,856,000 $232
Women's Shoes $11,949,993 $12,098,887 6,300 $2,205,000 $350
Tolal Core Retail $849,421,336 $786,136,452 218,300 543,534,800 5199
Bar/taverns 36,901,207 $6,987,195 4,500 $454,500 $101
Fast Food Restaurants £105,536,406 $106,858,363 6,000 $2,976,000 $496
Fine Dining with Liquor $76,803,595 . $77,851,670 20,000 £5,302,500 £303
Total Yazz/Blues and Restanrants** $232,786,508 $235,686,970 30,500 58,733,000 %2806
Auto Supply Stores $90,537,097 $91,665,167 3,000 £1,077,000 £359
Grocey Stores $£314,775,148 $318,697,168 35,000 $£13,370,000 5382
Liquor Stores $20:,307,875 $20,560,906 800 $224,000 $280
Meat & Fish Markets $3,852,915 $3,900,921 830 $238,000 $280
Personel Services $£3,590,448 $3,635,184 3,200 $592,000 $185
Retail Bakeries £3,615,080 $3,660,132 T50 $164,250 $219
Video/Entertainment $5,534,980 $5,603,944 1,800 $646,200 $359
Total Neighborhoad Retail $d454,984,473 $460,653,466 45,400 $16,311,450 $359
Card/Gift Shops $52,071,288 £§2,221,693 2,300 $671,600 $292
Laundry/Dry Cleaning 19,882,657 $20,130,390 2,000 £296,000 $148
Office Supply Stores $£30,704,233 $31,086,800 18,000 $3,204.000 $178
Optical/Vision Care $8,219,475 $8,321,887 1,300 $333,600 $272
Shoe Repair and Service $0 $0 700 121,100 $173
Totai Office Retail 578,817,547 £79,799,594 24,300 84,646,300 5191
Rook Stores . $17,827,815. £18,049,945 8,200 $3,280.000 3400
Coffee Shop/Speciaity Foods $3,986,931 £4,036,607 2,500 $645,060 %258
BarTavera® 0 £0 6,000 £006,000 5101
Fine Dining with Liguor® 0 50 3,400 $1.030,200 $303
Florist* 30 $0 2,500 $437,500 %175
Gardening Store W/A N/A 3,000 $483.000 161
Appliances/Electronics* $0 %0 2,200 $580,800 264
Health & Beuaty Stores 514,746,906 $14,933,686 2,000 $820,000 %410
Jewelry® &6 g0 3,400 £1,278,400 £376
Music Stores §13,121,551 $13,285,042 6,500 $1,592,500 $245
Musicaf Instrumont Shops $3,692,843 $3,738,855 3.000 £855,000 $283
Qutdoor/Sports Nia NiA 3,000 $615,000 $205
Sporting Goods Stores £16,948,060 $17,160,139 10,000 $2,750,000 $275
Toy & Hobby Shops $17,024,078 $17,236,194 2,100 $1,883,700 207
Unisex Apparel® $0 30 8,500 $1,997,500 $235
Total University Retail $88,302,135 $89,607.886 73,300 318,854,600 $257
Computess & Accessones $32,273,917 $32,676,042 5,000 $2,000,000 $400
Total University/Office $32,273,917 $32,676,042 5,000 52,600,000 3400
Drug Store/Pharmaceutical $79,895,424 $80,890,900 14,000 $5,110,000 $365
Total Other Retail $79,895,424 580,890,900 14,000 £5,110,000 363
Total Retail 410,300 $94,094,150 $270

* Categories listed under more than one district were only listed with their expenditure potential once o avoid over-projecting.
** Sqnare Footage should be split between the Jazz/Blues Entertainment District and the Office Retail/Restauvant District,
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Rationale
The rationale behind our recommendations are listed below:

l.

Current abundance of vacant space: There is currently over 200,000
square feet of vacant ground floor space within the study area, creating
significant voids in the market. The downtown area is over-retailed in
terms of furniture and beauty supplies, but is lacking in areas such as non-
religious books, apparel and restaurants.

Under-utilization of upper floor space: Many upper floors are either
vacant or being used as storage facilities. By renovating the upper floors
into apartments or condominiums, there wili be an increase in demand for
nearby retail and commercial amenities. However, the conversion of these
buildings to residential uses will increase the downtown population
density, while redistributing the existing Macon/Bibb County residents as
opposed to creating a population increase.

Weak Demographic Characteristics: Weak demographic characteristics
reduec Macon’s ability to draw more upscale retailers. Therefore, the
focus of retail tenants should be value-oriented merchants, such as Sears,
Mervyn’s and The Gap. High-end retailers such as Crate & Barrel,
Nieman-Marcus or Saks will have a difficult time finding a customer base
in Macon. Attracting young, affluent residents to the renovated downtown
housing would improve the level and sales potential of downtown retailers.
Competition from the Colonial Mall of Macon: The presence of the
Colomiat Mall of Macon and the regional draw it enjoys will require
downtown Macen to compliment, not copy the mall. The mall will
intercept customers coming from the south and west, which include many
of the residential areas exhibiting stronger demographic characteristics.
Therefore, the downtown needs to provide some shopping opportunities
that the mali does not.

Regional Accessibility: The planned rail station that will link Macon with
Atlanta and other surrounding cities will help bring customers and tourists
to the city of Macon. In addition, the rail should be promoted as a means
to develop Macon as a bedroom community to Atlanta, giving people the
advantage of living in a small city, but working in Atlanta. These factors
will boost sales potential for the Macon downtown both within the trade
area and beyond.
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SECTION V. PARKING ANALYSIS

The parking analysis determines if there is a parking deficieney, how to create
additional parking, and the best locations for parking as it relates to retail
shopping and additional growth. Parking demand is defined as the peak
accurnulation of parked vehicles generated by each building or land use within
a study area. The following methodologies are utilized in this parking study to
analyze the demand for parking in the Cherry Street Retail District:

o Shared Parking Analysis; based on a method of analysis that accounts for
the differences in the time of peak parking demands for a variety of types
of businesses.

o Urban Land Institute (ULI) Standards; based on research of parking
demand standards. The UL] researches and publishes standards for land
development.

o City of Macon Zoning Codes Requirements; based on the requircments
outlined in the city’s zoning code.

The Shared Parking Analysis is the most appropriate methodology to utilize in
an urban mixed use environment such as the Cherry Street Retail District
because it accounts for the different peak demand times of the variety of uses
within the downtown. For the purposes of this study, the Cherry Street Retail
District is defined as the buildings that front Mulberry, Cherry and Poplar
Strects between New and Martin Luther King Jr. Streets and the buildings that
front First, Second, Third, Broadway Streets and Cotton Avenue between Plum
and Walnut Streets,

Existing Conditions

Presently, the Cherry Street Retail District has a total of 5,427 parking spaces
available for the public, office workers and shoppers located within private
parking decks, public parking decks, on-street parking and public and private
-surface lots. : :

A 300 feet walking radius is the maximum distance shoppers are likely to walk
from a parking lot to shopping. Based on this industry standard, much of the
area along Cherry Street does not have deck parking within 300 feet.  Exhibit
One on page 42 outlines the 300" parking deck radius circles as well as all of
the on-street parking. The radius circles outline areas in close proximity to
parking. Areas outside of the circles have less parking close by.

Table Two on page 43 outlines the existing parking within the district on a
block by biock basis. Each block has been given a designated number for
anatysis purposes as noted on Exhibit One on page 42.
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Number of Number of Total Parking
Location Publicly Owned- Privately Spaces
(On-streeti Spaces | Owned Spaces Available
Available
Block 65 35 336 371
Block 20 40 272 312
Block 20; B B & T Parking Deck 250 250
Biock 19 41 202 243
Block 19; Charter Parking Deck 199 199
Block 1§ 33 145 178
Block 18; Cassidy Parking Deck 90 90
Block 64 54 174 228
Block 21 * 71 64 135
Block 21; Central Ga. Health Parking 150 150
Deck *
Block 22* 76 56 132
Block 22; Fulton Federal Parking Deck* 150 150
Block 23 * 59 54 113
Block 23; City Deck* 800 800
Biock 23; Bank of America Deck* 47 47
Block 63 43 173 216
Block 40 * 68 54 122
Block 40; Sun Trust Parking Deck * 300 300
Block 39 * 103 85 188
Biock 38 * 9s 108 203
Block 38; Damaste Parking Deck ™* 200 200
Block 62 50 120 176
Block 41 * : 36 207 243
Block 42 * 64 20 84
Block 43 * 75 76 151
Block 17 31 121 152
Totals 5,427
(3,018 spaces available in core retail area)

Tahle Two outlines the public and private parking spaces that curvently exist in the Cherry Street Retail
Disirict. The on-sireet parking noted for each block are those spaces on the half of the street adjacent
to that specific block designation. The blocks desigrated with an asterisk are part of the core retail
shopping and utilized for the detailed parking study. 3,018 parking spaces available in core retail area,

Table Three, on page 44, outlines the total existing square footage (on all floors)
of retail, office, residential, vacant and restaurant space in the Cherry Street
Retail District.
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Block | Restaurant Rerail Offices Residential Other Vacant
or Bar Shops and Units (square (Institutional Space
Personal Seer) Churches)
Services
65 G O 4,341 0 61,368 0
20 0 0 310,844 0 0 G
19 0 0 169,888 0 0 0
18 0 13,898 85,129 47,600 {hotel; 7,939 (machine shop) 0
64 0 7,553 120,620 0 38,128 (health club) 0
21% 5,218 38,859 52,177 10,782 71,544 75,650
22% 37,712 23,616 133,861 213,257 10,000 (instit) 74,082
{Dempsey)
23% 11,300 1,966 322,500 3,979 17,000 (theatre) 19,500
63 0 0 6,100 0 74,938 (auditorium and ¢
chapel)
40* 12,632 33,700 305,300 4,193 20,454 41,864
39* 10,081 60,185 10,620 12,500 21,077 (theatre) 213,264
38% 10,283 77,437 20,909 15,300 80,494 (warchouse) 104,672
62 0 16,389 08,845 0 0 1,040
4% 1,570 26,259 48,076 0 29,498 35,292
42% 33,148 58,193 4,004 0 24,983 (old hotel) 94,882
43% 0 20,014 67,299 0 ] 63,637
17 0 3,582 60,914 O 0
37 4,421 14,088 7,354 0 30,660 {museum) 113,908
44 0 15,149 0 19,850 (rescue mission) 0
Total 126,365 412,888 1,828,781 307,611 507,973 837,831

Table Three owlines the existing square footage by block currently in the study area. The asterisks represent
blocks that are located in the core retail avea of the downtown and are the focus of the parking study.

Upon reviewing the Cherry Street Retail District, the eight core blocks fronting
and within the retail loop were determined to be the center of the district and
most intensely utilized. As such, this parking study will focus in detail on these

eight blocks. The number designation of these are blocks 21, 22, 23, 38, 39, 40,

41, 42, and 43 as noted on Exhibit One.

This central district contains a mix of primarily two to five story buildings as

well as several larger buildings up to 14 stories. The pattern of development for

this area 1s based on the original platting of 25 feet wide by 210 feet deep lots

with wide boulevards traversing the downtown. The blocks in downtown Macon

are 600 feet center line to center line, which is quite large. This block size
creates buildings that are too deep for the most efficient use of the space for
retall. The ideal depth for retail is 80 feet. Therefore, for the purposes of the

parking analysis calculations, the square footages are reduced by 25% to account
for the inefficient buiiding depths.
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Table Six outlines the ULI parking standards based on their national research.
ULI outlines the number of spaces required per 1,000 square feet of space for
each category of space. The categories utilized in this study are Office, 3.0
spaces per 1,000 square feet; Restaurant, 20.0 spaces per 1,000 square feet; and
Retail, 3.8 spaces per 1,000 square feet. This is the base point from which the

shared parking analysis starts.

Land Use Parking per 1,000 s.f Parking per 1,000 s.f.
Weekday Weekend
Office 3.0 0.5
Restaurant 20.0 20.0
Residential 1.0 i.0
Retail/personal service 3.8 4,0
Vacant 0 0
Other 1.5 t.5

Table Six outlines the Peak Parking Demand Factors based on ULI Shared Parking Standards.

parking demand varies based on the month of the year. Certain months have a
higher demand for certain types of businesses. For example, retail shops
typically have more shoppers in December than any other month, due to the
holiday shopping season while office demand is constant all year and restaurants
generally have more business in the summer months. Table Seven and the
accompanying line and bar graphs outline monthly variations in parking demand
for the major land use components of the Cherry Street Retail District. These
figures reflect the percent of the peak month parking demand is based on Urban
and Institute (ULI) national standards.

Month Qffice Retail Restaurant
January 100% 65% . 20%
February 100 65 75
March 100 706 90

Apri 100 70 90
May 100 70 95
June 100 75 100
July 100 75 100
August 100 73 85
September 100 75 80
October 100 75 80
November 100 80 80
December 100 100 90

Table Seven outlines the Monthly Variations as a Percent of Peak Month demand based on ULI
standards.
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Parking demands also vary during the day based on the type of business. Table
Eight reflects the percent of the peak for that particular hour for each type of
business. Table Nine outlines by each hour how parking demands vary within
the Cherry Street Retail District. These tables show how application of the
shared parking analysis can utilize the same actual parking space because of
differing peak parking demand times. For example, restaurants peak in the
evening, white office uses peak during the day. These two users can utilize the
same parking spot all day; instead of having empty spaces during the day at
restaurants and empty spaces at offices during the evening.

Time of Day Office Residential Retail Retail Restaurant | Restaurant
Weekday Weekday Weekday Weelend Wecekday Weekend

7:00 am 20% 95% 8% 3% 2% 2%
8:00 am 63 90 18 10 S 3
9:00 am. 93 87 42 30 10 6
10:00-am 100 85 68 45 20 8
11:00 am 100 83 87 73 30 10

12:00 noon 90 85 97 85 50 30
1:00 pm 90 85 100 95 70 45
2:00 pm 97 85 97 100 60 45
3:00 pm 93 85 95 100 60 45
4:00 pm 77 87 &7 90 30 45
5:00 pm 47 80 79 75 70 60
6:00 pm 23 92 &2 65 90 96
7:00 pm 7 04 &9 60 100 95
8:00 pm 7 96 87 55 100 100
.00 pm 3 98 61 40 100 100
10:00 pm 3 9 32 38 90 95
11:00 pm 0 100 13 13 70 85

Table Eight outfines Hourly Accumulation by Percentage of Peak Hour Based on ULI Shared
Parting Analvsis. The peak hours are outlined in bold. The howrs that ave less than 100% reflect the

decrease in parking demands based on the time of the day.
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Office Retail Residential | Restaurant | Vacant Other
897,447 320,215 s.f. 261,000 s.f. | 121,944 s5.f. 274,960
S.f. decreased by 23% s:f-
to 240,161 s.f for
inefficient building
3.0 3.8 spaces per Average 20 spaces 0 L35 per Total
spaces 1,000 s.f. 1,000 s.f. per 1,000 L000 s.f. | parking
per 1,000 upits = s.f. demand
261 units by hour
7:00 am 538 73 247 48 0 906
8:00 am 1,695 164 235 i21 250 2,465
6:00 am 2,303 383 227 242 300 3,655
10:00 am 2,691 620 221 484 350 4,366
11:00 am 2,691 793 221 726 411 4,842
12 noon 2,422 884 22} 1,210 411 5,148
1:00 pm 2427 912 221 1,604 411 5,665
2:00 pm 2,610 834 221 1,452 411 5,578
3:00 pm 2,503 866 221 1,452 411 5,453
4:00 pm 2,072 793 227 1,210 350 4,652
5:00 pm 1,264 720 235 1,694 300 4,213
6:00 pm 619 747 240 2,178 250 4,034
7:00 pm 188 8il 245 2,420 200 3.864
8:00 pm 188 793 251 2,420 150 3,802
9:00 pm gl 556 256 2,178 150 3,221
10:00 pm 81 291 258 135 100 865

Table Nine outlines the hourly accumulation of parking demand for the eight block Cherry Street Retail area.
This information will be part of the base point for the shared parking analysis and includes the mixture of land
uses in the Cherry Street Retail District.

The peak hour based on this caleulation is 1:00 pm with 5,665 spaces required.
This does not reflect the potential discounts offered by the Shared Parking
Analysis. This is less than the base ULI standards of 6,915 (see Table Four)
because of the hourly variations in use, Since the different land uses’ parking
demands have different times that they peak, when all of the land uses on the
study area are combined and their peak parking demand times added together,
the 5,665 parking space demand arises. The methodology behind this analysis is
as foliows: Multiply the percentage of peak hour from Table Eight (for each
land use componrent) by the peak rate outlined in Table Six. Then multiply this
by the amount of square footage (in thousands). For example, at 7:00 am during
the workweck, office parking demand is 20% of 3.0; (20% multiplied by 3.0
equals 0.6.) 0.6 muitiplied by the 897 (in thousands) square feet of office space
in the Cherry Street Retail District equals a demand of 538 spaces for office.
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owners. Based on this research, adjustments were made to'the peak parking
demand. The peak month for parking demand is December for retail and
constant all year for office, based on ULI standards. Due to the fact that
restaurants account for a smaller percentage of space than retail, December

(which is the peak month for retail) is the overall peak month rather than June

for the Cherry Street Retail District. The “other” uses are primarily churches and
theatres which peak in the evenings and weekends.

Category Square | Peak Peak What % (What % of What % of | What % Adjusted
Jootage | Month Parking | of customers are | customers of demand
Weekday | Demand | customers | employees of | frequent customers | Weekday
Weekday | are nearby o or 1Se Mass (adfustments
(base handled businesses more stores | transit or subtracted
point) over the and wall) on onetrip | bicycle? from base}
phone? Weekday
Rttt RERDE Tne s T2 Eess thun S Pan Lass than A2
N Py b (7Y (e P TUN NS
por G 2
.
Office 964746 1 Constinit IN92 ORR 100, N4 L than [exs than TRG 9L
<4 Al wear SRR L2840 ARy |8t 28 RY o ]dS. 2y
3hper BEAE |75
P00 s L
Residennal | 264 Constant 261 Nea Noa Noa N 261
Liriis
Rewmd Rl RN December | 2132 0} J3%, NA IR0y Less than G912-228-228-
adpusted 13y (22 120N IR Yo a7
3 cars per
S N
- o e
o T ~
|
Total 3,571

Table Ten outlines the Shared Parking Analysis. Please note that the Dempsey Hotel Building square footage is
included hut the residents do not contribute significantly to parking demand, therefore the current parking demand

should be reduced by the number of residential units in the building (200).
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Recommendation: Implement wayfinding signage program and maps
identifying locations of surface and deck parking, as well as other downtown
stores and place over the newly installed signalization boxes.

Issue 3: On-street Parking Meters and Increased Enforcement of Chalking
Cars Exceeding the Time Limits. Increased enforcement of parking time will
ease the parking shortage for short-term on-street parking as offenders wiil begin
to park elsewhere to avoid tickets. Although this will be initially unpopular,
enforcement will allow for improved parking for short-term impulse shoppers.
Also, the installation of parking meters in the retail district will help ration
parking spaces (providing short term parking for those who will pay) and create
a revenue stream to help fund other parking improvements.

Recommendation: Increased enforcement of current laws related to the time
limits for on-street parking,.

Issue 4: Incentives to Motivate Users of Parking in the Cherry Street Retail
District. Financial incentives may cause users to reconsider their parking habits.
For example, free parking will encourage shoppers to extend their visit,

Recommendation: Provide an incentive, such as allowing the 1™ hour free in
surface lots or parking decks to motivate users to consider alternatives to on-
street parking. Additionally, an incentive such as reduced rates for parking on
the top floors of the decks, will motivate users to consider this parking
alternative.

Issue 5: Merchants Validate for Parking Deck. Si gnage to alert drivers that
shop owners and businesses validate for parking in the municipal parking decks
s a strategy to free up on-street parking.

Recommendation: Encourage shop owners to place small signs in their windows
stating that they validate for parking in the rear and place signage directing
drivers to the public parking in the area. Implemented in conjunction with an
incentive program such as the 1™ hour free, will encourage deck parking and free
up on-street parking.

Issue 6: Entity Needed to Implement Downtown Parking Management (Public
or Private). Convenient and plentifui parking is essential for the downtown to
compete with suburban commercial and residential development. Crucial to
growth of the downtown and to compete with suburban areas, additional parking
in key locations is needed.

Recommendation: Establish a parking authority to study and impiement the
construction of two strategically located parking decks in downtown Macon, A
third deck is recommended as part of the Dempsey Hotel redevelopment,
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Method Weekday Available Weekday Excess or
Parking Deficiency
ULI standard 6,915 3,018 -3,867
City of Macon Zoning Code 4,275 3,018 -1,257
i Requirements
| Shared Parking Analysis 3,571 3,018 -553

Table Eleven compares the parking demand based on each method.

[t is important to note that the Dempsey Hotel building square footage is
included statistically in the analysis, but the present residents do not contribute
significantly to parking demand. Therefore, the parking demands should be
reduced by the number of units (200); from 3,571 to 3,371, to account for this
reduced demand.

In summary, the addition of parking decks in strategic locations and additional
on-street parking within the retail shopping district (see exhibit 11 on page 59 for
locations) will address the current parking deficiency and provide for additional
development. In addition, consistent enforcement of the time limits of on-street
spaces, enforcing a policy that employees are prohibited from parking on-street,
and adding parking meters will create more short-term parking for shoppers by
encouraging use of the rear surface lots and the parking decks for employces and
long term users.
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SECTION VI MASTER PLANNING ISSUES AND REVIEW OF
OTHER PROPOSED PLANS

The following issues were identified through research in Macon, GPG’s
experience in other cities, the walking tour with community leaders and
representatives of NewTown Macon, Inc, as important issues to discuss and
address as part of this study. Implementation of these recommendations, based
on our experience will enhance the development potential of the Cherry Street
Retail District.

Issue 1: Proposed Riverside Development. A mixed use development along
the Ocmulgee River has been proposed. This project is in the conceptual
design stage. The program is focused on attracting large users such as office
and new residential units that may normally locate in a suburban/greenfield
location. This would provide the downtown area with opportunities for new
development that compete with greenficld sites.

Recommendation: Retain the focus of riverfront development at differing
price points to avoid direct competition with the downtown but allowing the
riverfront to compete with greenlield sites.

Issue 2: Poplar Street and Streetscape Re-Design, Poplar Street is currently
under construction with a new streetscape design. The proposed design
diversifies use of the street to inciude a more comfortable pedestrian space in
the median as well as adequate traffic flow and additional parking. This arca
also currently includes a bus station.

Recommendation: Implement designs as proposed, but be sure to incorporate a
temporary fransit connection with plans to move the multi-modal station to the
Terminal Station. The temporary station could then be converted to parking.

Issue 3: Brick Facade standing at the corner of Martin Luther King Jr.
Boulevard and Plum Street. This fagade contributes to the pedestrianism of
the street and should be preserved as part of the redevelopment of this parcel.

Recommendation: Prescrve the existing facade as part of the redevelopment
of this site.

Issue 4: Median on Poplar Street at the Intersection of Cotton Avenue,

This median prevents vehicular traffic from turning west onto Cotton Avenue
from northbound Poplar Street and eastbound traffic on Cotton from turning
north on Poplar. In addition, it prevents pedestrians traversing the new
sidewalk through the plaza along the line of Cotton Avenue from continuing in
that direction along Cotton Avenue. People who are handicapped and
navigating strollers can not negotiate the median because it does not have
ramps through it. The median creates a pedestrian and psychological barrier
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should be a mix of both owner occupied condominiums and rentaf apartments
at various price points.

Issue 11: Traffic Calming and Pedestrian Safety on Martin Luther King Jr.
Boulevard. The Museum and Cherry Street Retail District are bisected by
Martin Luther King Jr. Boulevard, a state arterial, which funnels large trucks
through downtown. Enhancing the safety of pedestrians through traffic
calming techniques will contribute to a more vibrant shopping district.

Recommendation: Add pedestrian crossing signs and paint striping, as
appropriate, at all road intersections in the district and at mid-block alley
crossings. Develop creative ideas to slow truck traffic down, such as not
sequencing the signals, adding on-street parking on Martin Luther King Jr.
Boulevard; or finding an alternative truck route.

Issue £2: Bicycle Storage. Presently, there are no bicycle racks in the Cherry
Street Retail District leading bike riders to lock their bikes to power or light
poles. Providing a piace for bikes to be locked up improves the appearance of
the streetscape and provides an official location for bikes.

Recommendation: Place one bike rack per block on each side of Cherry Street,
Mulberry Street, Poplar Street, First, Second Street and Third Streets,

Issue 13: Existing City of Macon Sign Ordinance. Macon’s sign ordinance
allows does not address details such as size, materials and colors. Addressing
these issues will contribute to a pedestrian oriented main street retail district.

Recommendation: Consider amending sign codes to address size, colors, and
materials as noted in this report to allow for signage that reinforces the historic
character of Macon and contributes to a pedestrian shopping environment.

Issue 14: Streetscape and Sidewalk Maintenance. Garbage cans arc broken
and outdated. Grease and other stains are visible on sidewalk. These are two
examples of a poorly maintained downtown streetscape that contribute to a fess
attractive environment for shoppers.

Recommendation: In order to create a more pleasant streetscape, powerwash
the sidewalk on a reguiar basis, at least once a week, although daily is
preferred. Establish a schedule for painting of parking meters, replacement of
cracked sidewalk and maintenance of garbage containers. Purchase garbage
containers that match the high quality shopping environment of the Cherry
Street District. It 1s GPG’s understanding that a Business Improvement
District (BID) 1s under development by NewTown Macon and will include a
public amenity maintenance endowment.
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Issue 16: Music Festival Capitalizing on Macon’s Music History. In
recognition of the music history of Macon, for example the ori gination of
Capricorn Records and The Allman Brothers Band, and to give downtown
Macon positive exposure, consider starting an annual music festival based on
southern rock. Utilize active bands of that genre on multiple stages throughout
the downtown and complement with artisans.

Recommendation: Form a task force to further explore and or implement the
music festival concept,

Issue 17: Incentives for re-development of first floor retail. Tncentives such
as density bonuses (more square footage allowed on a site) in exchange for
developing retail space on the first floor can be utilized to require retail on the
first floor. This type of program can be utilized for redevelopment of existing
buildings and or new buildings. Also, reduced parking requirements is another
program that could be utilized to encourage retail shops on the first floor.

Recommendation: Encourage the City of Macon to implement these programs.

Issue 20: Adopt a Municipal Color. Many citics across the world utilize their
own color for painting street fumniture to create a unique identity. For example,
London uses “London Red” as their municipal color, which they use to paint
street furniture including phone booths.

Recommendation: Adopt a color to contribute to Macon’s unique identity.

Issue 18: Connection Between The Terminal Station and the Cherry Street
Retail District. Tt is important to retain a vehicular link betwcen the Terminal
Station and the retail district. Currently visual and vehicular connections allow
people to see the terminal station and drive to it from downtown and vice
versa. Taking the current plan to develop a park where the Cherry Street is
now and altering it to allow streets on multiple sides of the park will provide
the ability to drive between the Cherry Street Retail District and the Terminal
Station and allow for vehicular access to museum entrances. In addition,
providing a street lining the park will activate the park and create a safer
cnvironment for people who use the park, as eyes of those driving by will
provide perceived security.

Recommendation: Revise the proposed park plan to include one way lanes as
noted in Exhibit Two on page 68. GPG also recommends further study of a
streetcar or horse and buggy system within the Cherry Street Retail District.
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SECTION VI, BUILDING AND SIGNAGE DESIGN CODE GUIDELINES

The current sign codes in Chapter 25 of the Macon/Bibb County Land Development
Regulations are not detailed as to the design of the sign. The following guidelines are
recommended based on the creation of sign standards for pedestrian oriented streets and
neighborhood oriented stores. These guidelines focus on the design of the sign and its
relationship with the building fagade, the pedestrian on the street and how the sign
tmpacts retailing.

1.

2.

11

12.

Address numbers shall be a maximum of eight (8) inches in vertical dimension.
The quantity and location shall be as required for post office purposes.

A single external sign band or zone may be applied to the facade of each
commercial building above the first floor level, provided that it be a maximum

of three (3) feet in vertical dimension by any length. The sign band may contain
muitiple individual signs, but all must refer to a tenant of the building. Letter
heights on this band may not exceed two feet in height.

Additional pedestrian signs or shingles may be attached to a building
perpendicular to the fagade, extending up to four feet from the facade, These
signs may be one and one-half feet in vertical dimension and four feet in
horizontal dimension. There may be one individual pedestrian sign for each
business located on the first floor. Size of exterior theatre, bar and restaurant
signs shall be unlirited if executed in the tube neon style.

The storefront glass may be stenciled with signage not to exceed one and one half
feet in vertical dimension and four feet in horizontal dimension for each 20 feet of
linear fagade.

Exterior wall mounted restaurant signs shall be a maximum of three square feet in
area unless part of a theatre or restaurant neon design,

The vertical drip of an awning may be stenciled with signage and be eight (8)
inches in vertical dimension by any length.

External signs shall not be translucent or channel neon, but may be tube neon or
externally lit. Neon sign are also permitted within the interior of windows
providing they are a maximum of four square feet in area and meet the provisions
of local ordinances.

All exterior building signage must advertise a business transacted or goods sold or
produced on the premises on which the sign is located; (safety signage excluded).
Projecting signs shall be a minimum of (8) eight feet off the sidewalk.

Building fagade signs shall be designed in conjunction with the overall building
windows, door, and front elevation.

Building fagade signs shall be no more than 24 inches high and any tength, except
for theatre, bar and restaurant signs, and shall be externally ifluminated.

Building storefront windows and doors shall be limited to a maximum of two
square feet of coverage with stickers, credit card decals, hours of operation, etc,
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13, Handwritten and taped signage shali be prohibited on the storefronts and sales
interiors.

14.  Moving and or flashing signage shall be prohibited.

5. Signage and lettering shall be dimensional in nature. Signs painted to building
surfaces shall be prohibited.

16,  Temporary sale or promotional signage shalt be permitted for up to 45 calendar
days per year when less than fifteen square feet in total area.

17.  All temporary signage shall be attached to the inside of the storefront only.

{8.  Businesses shall be permitted one (1) freestanding signboard of five square feet
total (each side) for a total of four days a month.

19.  External poster and promotional signage is prohibited.

20.  Businesses shall be limited to one civic or public event poster or announcement
with a maximum size of three hundred square inches anywhere along the inside of
the storefront window.

21, Tube neon may be utilized for signs by businesses that are entertainment oriented
(restaurants, bars and theatres) if approved by the local planning commission and
if they meet local structural engineering codes.

22, Sccond level window stencil signs shall be permitted when they are less than two
square feet in size. Second tloor businesses shall be permitted three square feet of
signage paralle! to building fagade next to stairway door.

23.  Paint colors shall not be florescent.
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SECTION VIII. CONCLUSIONS

The purpose of this section is to provide a brief summary of the major issues of this
report with regards to Macon’s revitalization efforts.

Market Research ~ A detailed market analysis revealed that the downtown Cherry
Street Retail District is largely convenience-driven. In particular, the downtown area has
a strong neighborhood appeal and predominatel y serves close-in residentjal density
located roughly within a three mile radius of this area. Further, the downtown area also
notably serves the office population working here during the weekday, Residents living
roughly within 10 miles of the subject area also shop downtown, albeit less frequently,
and are drawn in part by restaurants and museums.

The demographic composition of the primary trade area most notably features a median
household income of $33,000, annually. Trade area household incomes are weakest
within the primary trade area (averaging $26,900) and generally improve with increased
distance from downtown {averaging $45,100 within the secondary trade area).

Retail Void Analysis and Tenant Mix ~ The existing Cherry Street retail tenant mix
includes a strong presence in the restaurant, personal services, and financial services
categories, catering to day-time office worker population. The furniture and beauty
supply categories are over-deployed in the downtown area and appear to represent at-risk
categories. Conversely, a notable void is apparent in eight categories: apparel and
accessories, groceries, general books, sporting goods, cards and gifts, specialty foods,
home furnishings, and home décor.

[ncremental retail development 01'347,300 s.f. is believed to be supportable in downtown
Macon based on our analysis. Alternatively, a more aggressive scenario, featuring
410,800 s.[. of additional retail development, is also worth consideration. We propose
that this alternative scenario be anchored by a cinema to further enhance downtown
Macon as an entertainment destination. However, this scenario requires careful
consideration on the part of Macon given the tenuous financial situation of several
national movie theatre chains. More value-oriented retail should be targeted for
downtown development, due to modest income characteristics associated with downtown
and the surrounding area at this time. This retail should be anchored by a 50,000 s.f.
department store and be integrated into 12 distinct, yet interactive, downtown districts as
previously outlined within this report.  Again, the objective should be to compliment, not
compete with, alternative Macon shopping destinations by offering unique shopping and
entertainment opportunities as much as possible,

The success of the revitalization plan is dependent in part on two developmental points.
First, Macon needs to develop downtown hotels to encourage visitors to stay downtown.
The planned rail station link with Atlanta would help promote the viability of downtown
hotels by developing Macon into more of a bedroom community to Atlanta and
potentially bring additional customers/tourists into the city. Second, Macon needs to
establish additional residential housing downtown; given the convenience-driven appeal

@ 2000 Gibbs Planning Group. Ine. 76 Cherry Street Retail District Retail and Planning Study
December 19, 2000



of downtown, additional close-in residential density would strengthen demand for retail
and commerecial amenities, while also likely increasing the disposable income of the
subject area.

Parking Analysis ~ Based on GPQ’s June field assessment, there are 5,427 existing
parking spaces located within The Cherry Street Retail District. Further, the core retail
area located within this district, identified as the specific target area for the Parking
Needs analysis, features 3,018 existing parking spaces. Based on the Shared Parking
methodology, our analysis estimates current parking demand at 3,571 spaces, which
implies that Macon’s core retail area is operating with a parking deficit of 553 spaces.
Therefore, Macon should attempt to add parking decks in strategic locations and
implement policies to promote additional on-street parking to address this issue.

Parking Analysis methodologies derived from ULI and Macon Zoning Code
requirements were also outlined in this report. However, GPG has relied on the Shared
Parking methodology for our recommendations for several reasons. First, the foundation
of this method is based on ULI standards, which is nationally respected and accepted.
Second, this analysis takes advantage of parking etficiencies, since peak parking demand
for different land uses (i.e. business types) often occur at different points during the day.
Specifically, different business types can share the same parking space. Finally, the
shared parking method addresses that, based on industry standards, the majority of
consumers are only willing to parking within a 300 foot radius of their desired
destination.

Master Planning Issues and Building/Signage Guidelines ~ GPG has included 18
Master Planning recommendations in this report (pages 61 through 69), which are
designed to help Macon enhance the development potential of the Cherry Street Retail
District. Further, this report also summarizes 23 Building and Signage Design Code
Guidelines that GPG recommends the City of Macon consider adopting. These
guidelines (pages 70 to 75) are aimed at improving the pedestrian appeal and
neighborhood ambiance of the downtown area.

Summary ~ Downtown Macon can support an additional $100 million in sales and
approximately 400,000 square feet of retail, entertainment and restaurant space over the
next four years and has an opportunity to re-establish itself as the region’s primary retail
and entertainment center. Retailers should consider downtown Macon as one of the top
twenty-five potential new store locations nationwide. A collaborative effort, already
underway, between the city, county and other public and private community leaders
(including NewTown Macon, Inc.)will help downtown Macon grow into a vibrant, mixed
use shopping and entertainment destination.

@ 2004 Gibbs Planning Group, Inc. 77 Cherry Street Retail Districe Retail and Planning Study
December 19, 2000






EXHIBITS

Please note that most exhibits
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FREESTANDING AND MAJOR MALL COMPETITION

RETAIL FEASIBILITY STUDY
MACON, GEORGIA
Map Code Competitor Location Lecation Type
A Sam’s Club Eisenhower Parkway/Ivey Drive FS
Macon, Georgia
B Foodmax Eisenhower Parkway/I-75 ES
Macon, Georgia
C Mansours Northside Drive/Tom Hill Sr ES
Bouelvard
Macon, Georgia
D Barnes & Noble | Northside Drive/N. Holiday Drive ES
' Macon, Georgia
E Gateway Northside Drive/N. Hoilday Drive FS
Country Macon, Georgia
F Carolina Pottery | Eisenhower Parkway/Bloomfield Rd ES
Macon, Georgia
G La-Z-Boy Eisenhower Parkway/Bloomfield Rd ES
Macon, Georgia
F Lowe’s Eisenhower Parkway/Bloomfield Rd ES
Macon, Georgia
I Regal 8 Cinema | Eisenhower Parkway/Macon Drive ES
Macon, Georgia
J Regal Cinema | Northside Drive/N. Holiday Drive FS
114 Macon, Georgia
K KMart Eisenhower Parkway/ Heron Lane FS
Macon, Georgia
L Georgia State Eisenhower Parkway/Key Street FS
Farmers Market | Macon, Georgia
M CVS Drugs Pio Nono Avenue/Montpelier Avenue ES
Macon, Georgia
N Kroger Pio Nono Avenue/Railroad Avenue FS
Macon, Georgia
O Eckerd Drugs Forsyth Road/Tucker Road ES
Macon, Georgia
P CVS Drugs Northside Drive/Forest Hill Drive ES
Macon, Georgia
Q Eckerd Drugs Pierce Avenue/Riverside Drive ES
Macon, Georgia ~
R CVS Drugs Gray Highway/Emery Highway FS
Macon, Georgia
S Kroger Gray Highway/Baconsfield Drive FS
Macon, Georgia
T CSV Drugs Shurling Road/Gray Highway ES

Macon, Georgia

EXHIBIT I
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8] Office Depot Eisenhower Parkway/Pio Nono FS
Avenue '
Macon, Georgia
1 Colonial Mall | Eisenhower Parkway/Bloomfield Rd RSC
of Macon Macon, Georgia
2 Parkway Eisenhower Parkway across from CSC
Village Colonial Mall
Macon, Georgia
5 North Park Tom Hill Sr Boulevard/Northside CSC
Center Drive
Macon, Georgia
6 Carriage Hill Northside Drive/Tom Hill Sr. NSC
Boulevard
Macon, Georgia
8 Westgate Pio Nono Boulevard/Eisenhower PSC
Center Parlcway
Macon, Georgia
11 Walnut Creek Gray Highway/Shurling Road SCS
Macon, Georgia
13 Northeast Plaza | Gray Highway/Shurling Road NSC
Macon, Georgia
16 Galleria at Watson Boulevard/Houston Lake RSC
Centerville Boulevard
Centerville, Georgia
17 Peach Factory | State Highway 49/[-75 OSC
Outlet Byron, Georgia

Key to Location: RSC = Regional Shopping Center; PSC = Power Center; CSC = Community Shopping
Center; NSC = Neighborhood Shopping Center; FS = Freestanding; OSC = Qutlet Shopping Center; SCS
Super-Community Center
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Demographic Comparison Repcrt

Macon Secondary Trade Area

Population:

Households:

v,

2005 Total.........
2000 Total.........
1990 Total.........
1980 Total.........
% Change 90-00.....
% Change 80~90.....

2005 Total.........
2000 Teotal.........
1990 Total.........
1980 Total.........
% Change 90-00.....
% Change 80-90.....

HH Size: 2005..

.............

.............

.............

2000 Group Quarters Population..

Families:

Housing
Units:

2000 Population by Race/Hispanic

White

Asian

2005 Total.........
2000 Total.........
1990 Total.........

2005 Total.........
2000 Total.........
1990 Total.........

{not Hispanic)..........
Black {not Hilspanic)..........
{not Hispanic)..........
211 Cther {(not Hispanic)......
Hispanic Origin..

2000 Pop. by Age:
Under 5

5
10
15
20
25
30
35
40
45
55
65
75
g5

Median Age

Lo
o
to
to
to
Lo
to
to
to
to
e}
to

9
14
19
24
29
34
39
44
54
64
74
g4

Years

Years, ..

.............

.............

.............

.............

.............

.............

.............

.............

.............

{Page 1 of 4}

24559
23801
21797
19250
9.2
12.9

2.64
2,68
2.77

988

11507
17448
16316

6.9

26365
25556
23391

63437
37110
24994
571
127
635

63437
4631
4821
4817
4694
4060
4377
4381
5011
5265
9134
5772
3806
2031

637
34.9
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Demographic Comparison Report

Macon Secondary Trade Area

2000
15 to 24 Years. ..o ee i, .
25 to 34 Years......oovun .
35 to 44 Years.. vt it innnn.
45 to 54 YearS.. sttt
55 to 64 Years. . oo i ir e
65 to T4 YearIS., . i it i e
75 Years and Over. ... ....c.o....
Per Capita Inc.: 2000...,.......
1989 {Census)..
% Change 89-00,
Avg. Hhld Inc.: 2000...........
1989 (Census)..
% Change 89-00.
Med. Hhld Inc.: 2000...........
1989 {(Census},.
% Change 89-00.
Med. Fam. Ehld Inc.:
20000, . ...
1989 (Census)..
% Change 89-00.
2000 Average Househcld Wealth...
2000 Median Household Wealth....
2000 Households by Hhld Income;.
Under $ 10,000..,....,
$ 10,000 to $ 19,999........
$ 20,000 to $ 24,999........
5 25,000 to § 29,999.,.......
$ 30,000 to $ 34,999.,..... R
$ 35,000 to % 49,9%99.,......
$ 50,000 to $ 74,999........
5 75,000 to $ 99,999........
$100,000 to $149,9%99,.......
$150,000 and Over......c....
2000 Fam. Hhlds by Fam. Hhld Inc:
Under $ 10,000,.......
5 10,000 te $ 19,999..,......
$ 20,000 to $& 24,999..,......
S 25,000 to $ 29,999........
$ 30,000 to $ 34,999........
$ 35,000 toe S 49,999........
$ 50,000 te $ 74,999...... .
$ 75,000 to $ 99,999, .....,.
$100,000 to $149,89%,...,....
$150,000 and Over...........

524,999,

{Page 2 of 4)

22.
3571 15.
10.

. . %
N oMo wm

5222778
$13829
61.1

560186
338850
54.5

$45076
531880
41.3

$52166
536673
42.2
$175773
$76389

o

23801
2237
2832
1547
1380
1302
3761
5093
2713
1833
1086

[
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B L S SR S I N Vo]
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oL

17448
1134
1623

960
925
907
2758
4240
2303
1658
940
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Demographic Comparison Report (Page 3 of 4)

Macon Secondary Trade Area

2000 Households by Hhld Wealth:.
Less than 5 25,000, .........
$ 25,000 to $ 49,98S..........
S 50,000 to $ 99,999..........
$100,000 To $249,98%..........
$250,000 to $499,989..........
$500,000 and OVer.. ..ot

1990 Households by Hhld Type:...
Male no Wife no Child.........
Female no Husband no Child,..
Married Couple Family......,...
Other Family HH Own Child.....
Non-Family... oo i

1990 Marital status:

Now Married (Exc. Separated)
Divorced or Separated.......
Widowed. . .o o vvvn v v e e

1990 Educational Attainment for

Less than 2th Grade........ » s
9th to 12th Grde, No Diploma..
High School Graduate..........
Some College, No Degree.......
Associate Degree.......v.ou.v.s
Bachelor's Degree. ... v enan
Graduate or Frcf. Degree......

1990 Pop. Age 16+, In Lbr Force:
Civilian Employed Males.......
Civilian Emploved Females.....
Persons in Armed Forces.......
Persons Unemploved............

2000 Specified Owner-0Occ Housing
Units by Value:
Under & 20,000..... 000000
520,000 to  $39,999..........
$40,000 to $49,999..........
$50,000 to $74,999...... e
$75,000 to $99,9389..........
$100,000 to $149,999..........
3150,000 to $199,999..........
3200,000 to $299,999..........
$300,000 to $499,998.....,.....
$500,000 and OVer. .. ooy
Median Housing Value..........

21797

1416
13100
2245
4687

46534
10842
26711
5677
3304

38249
4207
6388

13157
6273
1788
4093
2333

26378
12846
11817
158
1557

10448
230
804
846

2743
2183
1032
877

585

205

3%
69513.5

33.

23.

2
6
15.6
5
13.2
9

Go

60.
10.
21.

G =Gy

11.0
l16.7
24.4
16.4

4.7
10.7

6.1
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7.
8.
Z6.
20.
18,
8.
5.
2.
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Demographic Comparison Report (Page 4 of 4)
Macon Secondary Trade Area

Units by Gross Rent:........... . 9907 %
With Cash Rent................ 9392 94.8
Less than $100...... ... .. 79 0.8
$100 to 52149, .. il 456 4.6
$150 to $199. ... i en . 557 5.6
$200 to $249,..... e e 537 5.4
S250 to 5299, ... ... e, 776 7.8
$300 to $399..... e, 2046 20.5
$400 to S499. ... e, 2373 23.9
5500 to 3599, .. e, 1525 15.4
$SE00 to S$749. . vt e 822 8.3
750 Lo 85999, ... i 178 1.8
51,000 or More........... N 53 0.5
No Cash Rent., ..., i een.s. 515 5.2

1980 Housing Units by

Number of Units in Structure:.,. 23391 %
Single Deltached Unit....,...... 16574 70.8
Single Attached Unait.......... a44 1,9
Structures with 2 Units....... 585 2.5
Structures w/ 3-4 Units....... 889 3.8
Structures w/ 5-9 Units....... 1332 5.7
Structures w/ 10~19 Units..... 721 3.1
Structures w/ 20+ Units....... 468 2.0
Mobile Homes or Trailers...... 2175 9.3
Other Structures............. . 202 0.8

1990 Housing Units by Year Blt:, 23391 %
Built 1989 to March 1990...... 632 2.7
Built 1985 to 1988............ 3462 14,8
Built 1980 to 1984....,........ 2854 12.2
Built 1970 to 1979............ 6432 27.5
Built 1960 to 1969,............ 4952 21.3
Built 1959 or Barlier......... 5059 21.5

1990 Households by Vehicles: 21797 %
0 Vehicles...... ... . oo, ... 1504 6.9
1 Vehicle Available.......... 6343 29.1
2 Vehicles Available,........ 6544 39.2
3 Vehicles Avallable......... 3793 17.4
4 Vehicles Available......... 1221 5.6
5+ Vehicles Availlable......... 392 1.7

1990 HUs by Year Moved In:...... 23391 %
Moved in 1982 to March 1990... 4936 21.1
Moved in 1985 to 1988......... 7064 30.72
Moved in 1980 to 1984...... e 3017 12.9
Moved in 1970 teo 1979......... 4304 16.4
Moved in 1969 or Earlier...... 4070 17.3

2000 estimates and 2005 projections produced by Claritas Inc.
Copyright 2000  Claritas Inc.  Arlington, VA



Demographic Comparison Report

(Page 1 of 4)

Newtown Macon Total Trade Area Summary

Population:

Households:

Av.

HE Size:

2005 Toktal.........
2000 Total.........
1990 Total.........
1980 Total.........
% Change 90-00.....
2 Change 80-90.....

200% Total...... ..
2000 Tetal.........
1990 Tetal.........
1980 Total.........
% Change 90-00.....

Change 80-%0.....

2000 Group Quarters Population.

Families:

Housing
Units:

2000 Population by Race/Hispanic

2005 Total.........
2000 Total.........
1990 Total......- .
% Change 90-00.....

2005 Total.........
2000 Total.........
1990 Total.........

White (not Hispanic)..........

Black

All Other

(not Hispanic)..........
Asian {not Hispanic)..........

(not Hispanic)......

Hispanic Origin........... f e

2000 Pop. by Age:
Under 5

5
10
15
20
25
30
35
40
45
55
65
75
85

to
Lo
to
to
to
Lo
to
to
to
tao
to
to

9
14
19
24
29
34
39
44
54
64
74
84

Years

Y CALS e s v v vt s v a o na e s an

134889
133229
127289
132168
4.7
-3.7

54102
52621
48467
46741
8.6
3.7

2.42
2.46
2.55

3870

35295
34811
32965

5.6

59481
57654
53157

133231
59120
71350

1142
211
1408

133225
9951
9973

10034
9954
9031
9142
9403

10066
9997

16811

11195
9270
6208
2190
34.5
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Demographic Comparison Report {Page 2 of 4)
Newtown Macon Total Trade Area Summary

2000 Households by Age: 52620 %
15 o 24 YearsS. v ettt e enan 3183 6.1
25 to 34 Years. .. ..o e 9412 17.9
35 to 44 YearsS. .. .o e 11210 21.3
45 to 54 YearsS. . e it 10051 19.1
55 t0 B4 YearS ... i tn it ennn 6947 13.2
65 to 74 YearS. ...t it i nan 6274 11.9
75 Years and Over.....ovvivun.. 5533 10.5

Per Capita Inc.: 2000........... $20108

1989 (Census).. $12400
% Change 89-00. 62.2
Avg. Hhld Inc.: 2000........... 550256
1989 (Census).. 532270
% Change 89-00. 55.7
Med. Hhld Inc.: 2000........... $33143
1989 {(Census).. $23397
% Change 8%-00. 41.7

Med, Fam. Hhld Inc.:

2000, . ..., .. . . 542052
1989 {Census).. 529793
% Change 89-00. 41.1

2000 Average Household Wealth... £141900

2000 Median Household Wealth.... 541178

2000 Households by Hhld Income:. 52618 %

Under $ 10,000........ 8448 16.1
$ 10,000 to § 18,999........ 8861 16.8
$ 20,000 to $ 24,998, ....... 3497 6.6
§ 25,000 to 5 29,999........ 3274 6.2
$ 30,000 to 5 34,899........ 3174 6.0
4 35,000 to § 49,899.,....... 7664 14.86
$ 50,000 to s 74,999........, 8543 16,2
$ 75,000 to $ 9%,999........ 4250 8.1
S100,000 to $149,999........ 3014 5.7
5150,000 and Over........... 1893 3.6

2000 Fam. Hhlds by Fam. Hhld Inc: 34811 %

Under $ 10,000,.,...... 3645 11.3
$ 10,000 to $ 19,999,........ 4629 13.3
S 20,000 to $ 24,999, ..,..... 2110 6.1
$ 25,000 to $ 29,999........ 2020 5.8
$§ 30,000 to § 34,998, ......., 2038 5.9
S 35,000 to $ 49,999........ 5218 15.0
$ 50,000 to $ 74,999........ 5819 19.9
5 75,000 to 5 99,999.,....... 3534 10.2
$100,000 to 5149,999........ 2716 7.8
$150,000 and Over........... 1676 4.8

NOTE: When median household wealth is < $25,000 it will be listed as
524,999,
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2000 Households by Bhld Wealth:. 52621 %

Less than $ 25,000,......... 23538 44.7

5 25,000 te $ 49,989.......... 4282 8.1

$ 50,000 to $ 99,999.......... 7030 13.4

$100,000 to $249,999.......... 9756 18.5

$250,000 to $499,999.......... 5438 10.3

$500,000 and over.......v..o... 2574 4.9

1990 Households by Hhld Type:... 48445 %

Male no Wife no Child....... .. 943 1.9

Female no Husband no Child... 4291 8.9

Married Couple Family......... 21466 44.3

Other Family HH Own Child..... 6431 13.3

Non~Family. .o euninnnanenes.. 15310 31.6

1990 Marital status:

For Population 15+ Years:..... 98738 %
Never Married............... 28463 28.8
Now Married (Exc. Separated) 45115 45.7
Divorced or Separated....... 14500 14.7
Widowed........ et e saa e 10660 10.8

1990 ERducaticnal Attainment for

Population 25+ Years:.......... 79323 %
Liess than 9th Grade........... 11518 14.5
9th te 12th Grde, No Diploma.. 15130 192.1
High School Graduate.......... 24264 30.6
Some College, No Degree....... 12054 15.2
Associate Degree........c.ovv.. 2921 3.7
Bachelor's Degree............. 8520 10.7
Graduate or Prof. Degree...... 4816 6.2

1990 Pop. Age 16+, In Lbr Force: 59294 %
Civilian Employed Males....... 27314 46,1
Civilian Employed Females.,.... 27119 45.7
Persons in Armed Forces....... 324 0.5
Persons Unenmployved............ 4537 7.7

2000 Specified Ownex-Occ Housing

Units by Value: 24682 £
Under $ 20,000............... 731 3.0
520,000 to §39,99%.......... 2773 11.2
$40,000 to 549,999, ....... .. 2712 11.0
$50,000 to $74,999.......... 6895 27.9
$75,000 to $99,999.......... 4439 18.0

5100,000 to $149,999.......... 3924 15.9
$150,000 to $199,999.......... 1507 6.1
5200,000 to $299,9%9.......... 1054 4.3
5300,000 to $499,999.......... 523 2.1
$500,000 and Cver............. 124 0.5

Median Housing Value.......... 71961.3
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Units by Gross Rent:............ 22428 %
With Cash Rent....... ... ... 21679 96,7
Less than $100..., ..., .., 463 2.1
$100 to 8149, . i e i 1837 8.2
53150 t0 8199, . i vt i et 1634 7.3
$200 €O 8249, .0 in i 2258 10.1
$250 to 5299....... e e e e 2128 9.5
5300 £O 8399 . i i e 5303 23.6
5400 Lo 5499, .. i 4439 19.8
5500 to 8599 . . . i e e 2369 10.06
3600 to 8749....... e 977 4.4
8750 to 8999 . . vt it i e 215 1.0
$1,000 or MOre.....cvvievnnns 56 0.2
No Cash Renb ...t ir e nn 749 3.3
1990 Housing Units by
NMumber of Units in Structure:.., 53170 %
Single Detached Unit.......... 33239 €2.5
Single Attached Unit.......... 1320 2.5
Structures with 2.Units....... 4978 9.4
Structures w/ 3-4 Unifts....... 3584 €.7
Structures w/ 5-9 Units....... 1435 8.3
Structures w/ 10-192 Units..... 1975 3.7
Structures w/ 20+ Units....... 2096 3.9
Mobile Homes or Trailers...... 935 1.8
Other Structures........... ... 608 1.1
1990 Housing Units by Year Blt:. 53171 3
Built 1989 to March 1990...... 617 1.2
Built 1985 to 1988, ........... 3265 6.1
Built 1980 to 1984, ........... 3g42 7.2
Built 1970 to 1979, ........... 10207 19.2
Built 1960 to 1969............ 11346 21.3
Built 1959 or Earlier......... 23894 44.9
1990 Households by Vehicles: 48479 %
0 VehiclesS. ... i 7864 16.2
1 Vehicle Available.......... 17119 35.3
2 Vehicles Availlable......... 15461 31.9
3 Vehicles Available......... 5857 12.1
4 Vehicles Available......... 1575 3.2
54 Vehicles Available......... 603 1.2
1990 HUs by Year Moved In:...... 48478 %
Moved in 1989 to March 1990, .. 11220 23.1
Moved in 1985 to 1988......... 13436 27.7
Moved in 1980 to 1984......... 5605 11.6
Moved in 1970 to 1979......... 8286 17.1
Moved in 19692 or Earlier...... 9931 20.5

2000 estimates and 2005 projections produced by Claritas Inc.

Copyright 2000

Claritas Inc.

Arlington,

VA



Claritas PRIZM Cluster Matrix

L& | Mickname SER { Median Family Pred. Education | Occupation Housing W | B 1 A |H|F
= - Househod | /P@ Age
S Incoma
| Blue Blood Estaes 1 $135,900 Fam/Cpl | 45-64 Collcge Executive Single { . .
b O2 Winner's Circle 2 390,700 Far/Cpl | 45-64 Coilege Executive Single 0 . .
“lite Suburbs| Exccutive Suites 8 $68,500 Couples | 45-64 | College Executive Single 0 .
| 04 | Pools & Patios 9 567,100 Couples 45+ College Executive Single a .
05 | Kids & Cul-de-Sacs i0 $68,900 Family | 35-54 | Colicge WC/Exee Singie 0 . .
- 06 | Urban Gold Coast 3 $73,500 Singles | 45-64 | College Exccutive Hi-Rise | ] . .
: - 07 | Money & Brains 5 $67,500 Couples } 55+ College Executive Single 0 .
an Uptown ;08 | Young Literati & 563,400 Singles 25-44 College Executive Hi-Rise . .
" 09 .| American Dreams 14 $59,000 Fam/Cpl | Mixed § SC/Coll White Cotlar | Single N
{0 | Bohemian Mix 17 $38,500 Singles | 254 | College Executive Hi-Rise eole
, . 11 Second City Elite 7 $67,300 Couples | 45+ College Executive Single {]
- City Society| 13 | pward Bound i1 562,100 Family | 35-54 | SC/Coll Executive Single 0 .
13 | Gray Power 16 | - 541,800 SghfCpl | 55+ | SC/Coli WC/Exec Single i
14 | Couniry Squires 4 589,000 Fam/Cpl | 45-64 SCiColt Exeeutive Single !
15§ God's County 1 $63,300 Fam/Cpl | 35-64 | SC/Cotl White Collar | Singie i
«ded Gentry| 16 | BigFish, SmaliPond | 18 $52,200 | Fanvcpl | 45-64 | SC/Coll | Executive | Single | [}
17 | Greenbelt Families 19 552,900 Far/Cpl | 35-54 | Some Coll | white Collar | Single a
"E8 | Young Influentials 12 551,700 Sel/Cpl 25-44 College Executive Multi . .
19 | New Empty Nests 13 $51.400 Fam/Cpi | 45+ SCiColleg | WC/Exee Single 0
' Afflucntials 20 | Boomers & Babics 21 $51,200 Family | 2544 | SomeColl wgm: Collar Siljlglc . .
21 | Suburban Sprawl 24 $46,400 Sglicpl | 25-44 | Some Coll | whije Collar | Mixed . .
22 | Blue-Chip Blues 30 $47,500 FamvCpl | 33-64 1} HS/SC WC/BC Single g
23 | Upstarts & Seniors 28 $15,600 CpliSgl | Mixed | Some Coit { White Collar | Multi 0
. 24 | Wew Beginnings 29 $33,600 Singles 1844 College Vhite Collar | Mult .
er Suburbst os | Mobility Blues 41 | $33,600 | Family | <35 | HS/SC | BCServ Multi cloi-
i 26 | Gray Coliars 42 $34,600 Couples | 65+ HS Blue Collar | Single
27 Urban Achievers 22 540,000 Singles Mixed | College W(/Exec Hi-Rise ] LI
" 28 | Big City Blend 32 $39,700 Family | 25«44 | HSSC WCrBC Single -
an Midseale| 29 { 0 Yankee Rows 37 $34,600 | SglFam | Mixed | GS/HS WC/BC/Ser | Multi . o
30 | Mid-City Mix 46 $35.000 SglFam | <35 HS/SC WCiSery Multi q <l
31 | Latino America 44 $32,600 Family | <35 GS/HS BC/Secy Multi i
32 | Middieburg Managers 20 542,600 SgiCpl Mixed | SC/Coll WC/Exee Single (1
' 33 | Boomtown Singles 27 $36,600 Singles 18-44 | sCiColi WC/Exee Multi 0
“ity Center | 34 | Starter Families 36 $35,300 SglFam | 2%-3 | HS/SC BC/Serv Mixed .
" 35 | Sunsct City Blues 39 $35,000 SglCpl | 55+ HS BC/Serv Single {]
36 | Towns & Gowns 31 $19,700 Singles | [8-34 | sCiColi WC/Serv Multi . '
37 | New Homesteaders 26 $49,400 FanvCpl | 35+ SCrCall White Collar | Single [
; 38 | Middle America 33 $41,500 Fam/Cpl | 35.54 | HS/SC Blue Collar | Single 0
nrban Blues| o | o, white & Biucs 35 $39,000 | FamCpl | pixed | HS BlueColtar | Single | []
40 | Military Quarters 40 $32,600 Family | <35 HS/5C WC/Serv Multi .
41 | Big Sky Familics 73 $51,600 Fam/Cpi | 35-64 | HS/SC BC/Farm Single 0
' ry Famiies 42 N.cw Eco-topia 23 £39,000 Fam/Cpl | 45+ Mixed WC/BC/Fam S:mglc o
43 | River City, USA 34 $39,500 Fam/Cpl | 45.54 | HS BC/Farm Single 0
44 | Shotguns & Pickups 43 $38,500 Famv/Cpl | Mixed | HS BC/Farm Single 1]
.45 | Single City Blues 51 $21,200 Singles | Mixed | GSHS Service Hi-Rise
:rban Cores| 45 | Hispanic Mix 50 519,000 SglFam | <35 GS/HS BC/Serv Hi-Rise a1
47 | Inner Cities 61 $16,500 SglFam | <33 GS/HS BC/Serv Muiti ] .
4% | Smalitown Dovmtown 49 $22.800 SglfFam | <45 HS/SC WC/BC/Ser Multi . .
City Blues] 49 | Hometown Retired 32 $20,000 Singles | 65+ GS/HS BC/Serv Mixed [
50 | Family Scramble 39 520.600 SgiFam | <35 GS/HS BC/Sery Mutli gi-
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Norkjng Towns

Heartlanders

Rustic Living

Farming (Farm)

SER

Farming, Mining, Ranching (fann operatars, forestry, cte.)

Socio-Economic Ranking (1 highest; 62 lowest)

L # Nickname SER | Median Famlly Pred. Educatlon | Occupatton | Houslng { W (| B |
Household Type Age ' R
Income

3l Southside City 62 517,000 Sglffam { <33 GSHS BC/Serv Mutt f]
52 | Golden Ponds 38 $28,300 Sgl/Cpl | 63+ HS/SC WC/BC/Ser | Mixed ]
53 Rural Industria 50 £27,900 Farnity <35 GSHS BC/Serv Single i
54 Norma Rae-Ville 54 $20,500 SglfFam | <35 GS/HS BC/Serv Mixed [
35 Mines & Mills 56 $21,300 SglfCpt 63+ GS/HS BC/Serv Mixed (1
56 Agri-Business 45 $36,500 Fam/Cpl 45-64 HS/SC BC/Farm Single {]
57 | Grain Belt 57 $24,400 Fam/Cpl. | Mixed | GSHS BC/Farm Single o]
58 | Blue Highways 47 $28,700 Fam/Cpl | <18 H3 BC/Farm/Ser | Single 0]
39 Rustic Elders 48 $26,700 SgliCpl 55+ HS BC/Farmn/Ser | Single {3
60 Back Country Folks 53 $27,800 Fam/Cpl | Mixed | GS/HS BC/Farm Single 1]
61 Scrub Pine Flats 33 $22,900 Family <25 GS/HS BC/Fam Single N
62 Hard Scrabble 58 $18,100 SglfFam | 63+ GS/HS BC/Famm/Ser | Single {1
Key:
Race/Ethnicity Education
W White F Foreign-Bomn Gs Grade School
B Black 1 Prevalent HS High School / Technical School
A Asian Abave Average SC Some College
H Hispanic College College Graduares
Family Type
Family (Fam} Married Couples with Children or

Single Parents with Chiildren
Couples {Cpl) Married Couples (few children)
Singles (Sgl) Singles / Unmarried Couples
Housin
Single Mosty SFDUs, sems townhomes or

duplexes
Muld Towrthomes, Low-rise

Condos/apts,, same SFDU
Hi-Rise Mid/Hi-rise, 10+ unit, condos/apts.,

duplexes
Qccupation
Excoutive (Exec) Executive, managerial & professionals (teachers, doctors, ete.)
White Coltar {WC)  Other White-Collar (technical, sales, adminvclerical support}
Blue Collar (BC) Blue-Collar {assembly, rades & repale, operators, laborers, tc.)
Service (Serv) Sexvies (hospitaliy, food prep, protective & health services, ¢tc.)




PRIZM CLUSTER DEFINITIONS AND DESCRIPTIONS

Category/Sub-Category

Median
Household
Income

Age
Ranges

Education
Levels

Lifestyle/Product Preferences

2" City Society

2™ City Elite

$58,800

35-64

College

Country Clubs, car
phones, gardens, Scotch,
skim milk, Wendy’s,
Wall Street Journal,
Eating Well, Audubon,
Rush Limbaugh, TV
Golf, Mercedes-Benz

Upward Bound

854,500

25-44

College

Price Club, car phones,
theme parks, veal,
caffeine-free Diet Coke,
pretzels, Tennis, Fortune,
Shape, Disney Channel,
TV Goif, GMC
Suburbans

Gray Power

$36,300

55+

College

Saltwater fishing,
attending theater, golf,
bourbon, liverwurst, skim
milk, House Beautiful,
Eating Well, Golf
Magazine, Meet the
Press, TV Golf, Cadillac
PeVilles, Lincoln
Continentals

Landed Gentry

Country Squires

$75,600

35-54

College

PCs, tennis, theatergoing,
Scotch, veal, turkey
bacon, Martha Stewart
Living, Cooking Light,
Frasier, This Old House,
Saabs, Audis

| God’s Country

$57,500

35-54

College

Hot Tubs, Victoria’s
Secret, camcorders,
Nutri-bars, Caffeine-free
IDiet Coke, seasoned rice,
Elle, Car & Driver,
Business Week, soft-
rock, ER, GMC Safaris,
Saab 9000s




Big Fish, Small Pond

$46.,000

35-54

Some
college

Country Clubs, power
boats, college football,
Diet Pepsi Free, pita
bread, Twinkies, New
Woman, Country Living,
PC World, easy-listening
radio, Leaming Channel,
GMC Suburbans, Pontiac
Trans Sports

Greenbelt Families

$46,700

24-44

Some
college

Credit cards, Amway,
museums, imported

' cheese, Pop-Tarts,

Domino’s Pizza, PC
Muagazine, Money, Hot
Rod, Late Show with
David Letterman, Indy
500, Beverly Hills
90210, Mercury Capris,
Ford Windstars

2" City Center

Middleburg Managers

$37,800

55+

College

College Football, on-line
services, stamp
collecting, wholesale
clubs, Sizzlean, vodka,
Wendy’s, Motor Trend,
Smithsonian, Playboy,
nostalgia radio, Live with
Regis and Kathie Lee,
Mitsubishi pickups,
Oldsmobile Auroras

" Boomtown Singles

$32,000

24-34

College

College football, roller-
skating, hard-rock music,
Twizzlers, Taco Bell,
light beer, /nc.,
Cosmopolitan, Soap
Opera Digest, Comedy
Central, MTV, Toyota
MR2s, Subaru Justys

Starter Families

$32,200

24-34

Some
college

Sewing, camping, pro
football, Kmart, bourbon,
DoveBars, Pepsi, Sport,
Car and Driver,
Consumer’s Digest,
Baywatch, General
Hospital, Mitsubishi
pickups




Sunset City Blues

$31,400

55+

High
school
grads

Cigars, lottery tickets,
Kmart, hot dogs, fast-
food fish, caned chili,
Weight Watchers, Family
Handyman, National
Enquirer, Family
Matters, CNBC, Buick
Centurys, Geo Trackers

Towns & Gowns

$18,600

Under
24

College

Foreign videos,
volleyball, rolling papers,
museums, tequila, pasta
salad, frozen dinners,
Scientific American,
Cosmopolitan, Sports
Hlustrated, Saturday
Night Live, Friends,
Volkswagen Corrados

Exurban Blues

New Homesteaders

$36,800

35-54

Some
college

Furntture refinishing,
campers, boating, butter
substitute, Kellogg’s All-
Bran, hot dogs, Golf
Digest, Scientific
American, National
Geographic, Jerry
Springer, NFL
Primetime, Jeep Grand
Wagoneers

Middle America

$37.300

25-44

High
School
grads

Red Roof Inns, personal
loans, JCPenney cards,
zoos, Twinkies, Shake ‘n
Bake, McDonald’s,
Parenting, Better Homes
& Crardens, Hot Rod,
Bob Vila's Home Again,
Jenny Jones, country
radio, Chevy Astros

Red, White & Blues

$34,800

35-64

High
school
grads

Auto races, college
football, needlepoint,
instant grits, Spam, -
Burger King, Field &
Stream, Forbes, Soap
Opera Digest, Christian
faith radio, Weather
Channel, Dodge 350
pickups




Military Quarters

$29,200

24-34

Some
college

Racquetball, Franklin
Mint collectibles,
Victoria’s Secret, baby
food, canned chili, KFC,
Popular Mechanics,
Playboy, Muscle &
Fitness, Hard Copy, X-
Files, Baywatch, Pontiac
LeManses, Suzukis

Country Families

Big Sky Families

545,200

35-54

Some
college

Overnight camping,
needlepoint, gardens,
liquid breakfasts, Pop-
Tarts, canned hash, Stove
Top stuffing, Outdoor
Life, Country Living,
Newsweek, Another
World, Country radio,
Disney Channel, Chevy
Astros, Plymouth Grand
Voyagers

New Eco-topia

$35,300

35+

Some
College

America OnLine, pasta
rachines,
painting/drawing, beef,
imported cheese, canned
hash, Country Living,
Organic Gardening,
Muscle & Fitness, As
the World Turns, Family
Channel, Dodge 4X4
pickups, Hummer trucks

River City, USA

$35,700

35-54

High
school
grads

Overnight camping,
power tools, Adult
Education courses,
Canadian whiskey, Pizza
Hut, instant mashed
potatoes, Outdoor Life,
Weight Watchers,
Prevention, Guiding
Light, TNN, country
radio, Dodge W350
pickups, Ford F350
pickups




Shotguns & Pickups

$33,300

35-54

High
school
grads

Chewing tobacco, tractor
pull, sewing, Spam, grits,
canned stew, Woman's
World, Bassmaster,
Modern Bride, Guns &
Ammo, Bold & the
Beautiful, Young & the
Restless, Dodge 3500
pickups, Chevy 4X4
pickups

2™ City Blues

Smalltown Downtown

$21,500

24-34,
65+

Some
College

Lottery tickets, pro
baseball games, country
music, canned hash,
KF¥C, Hamburger Helper,
Ebony, Playboy, Guns &
Ammo, Rush Limbaugh,
Hyundais and Suzukis

Hometown Retired

$18,800

55+

High
school
grads

Weekly Groceries <$60,
religious clubs,
billiards/pool, fast-food
fish, frozen dinners,
liverwurst, Parade,
Prevention, Reader’s
Digest, Sally Jesse
Raphael, Suzuki Samaris

Family Scramble

$19,400

2434

High
school
grads

Weekly Groceries <$60,
cigarettes, bowling, baby
food, canned chili, beef
jerky, malt hiquor,
Glamour, Playboy, Soap
Opera Digest, Jenny
Jones, Suzuki Swifts,
Hyundai Excels

Southside City

$15,800

Mixed

High
school
grads

Weekly Groceries <$60,
attending church, pro
wrestling, baby food,
KFC, canned chili,
Ebony, Soap Opera
Digest, Glamour, Jerry
Springer, Hyundais,
Suzuki Swifts




Working Towns

Golden Ponds $63,300 } 55+ | High Fraternal orders,
school backpacking/hiking,
grads water aerobics, Sizzlean,
Quaker Puffed Rice,
Spam, Yannkee, Family
Handyman, Sports Afield,
48 Hours, Another
World, GMC Sierra
Pickups, Oldsmobile 98s
Rural Industria $26,000 | 24-34 | High Cross-country skiing,
school college football, diet
grads pills, Sizzlean, Domino’s
Pizza, Mexican food,
Parenting, Field &
Stream, Hot Rod, Family
Circle, Cops, Rescue
911, religious radio,
Dodge 3500 pickups,
Chevy C3500 pickups
Norma Rae-Ville 819,400 | Under | Grade Tractor pulls, cigars,
24, school, Victoria’s Secret, instant
65+ high grits, bourbon, canned
5¢hool spaghetti, Ebony, Sport,
grads Seap Opera Digest, TV
wrestling, Rolanda,
Nissan 2WD pickups,
B Hyundai Elantras
Mines & Mills $19,600 | 55+ High Roller-skating, Wal-Mart,
school lottery tickets, hot dogs,
grads domestic beer, Cap’n

Crunch, canned
spaghetti, motorcycle
magazines,
fishing/hunting
magazines, Country
Living, As the World
Turns, TV wrestling,
Mercury Topazes, Chevy
S10 pickups




Rustic Living

Blue Highways

$27,000

35-54

High
school
grads

Hunting, satellite dishes,
needlepoint, Mary Kay
cosmetics, Spam,
Hamburger Helper, baby
food, Sport, Field &
Stream, Country Living,
Sally Jesse Raphael,
Cinemax, Ford pickups

Rustic Elders

$25,200

45+

High
school
grads

Hunting, chewing
tobacco, auto races, beef,
Wheaties, frozen pizza,
canned ham, Family
Handyman, Qutdoor Life,
4 Wheel and Qffroad,
Price is Right, country
radio, Young & the
Restless, Dodge 3500
pickups

Back Country Folks

"] $25,600

45+

High
school
education

Satellite dishes, hunting,
college football, romance
novels, Spam,
Hamburger Helper,
instant mashed potatoes,
Sports Afield, Country
Living, True Story, Price
is Right, Daytona 500,
Nissan 4X4 trucks

- Scrub Pine Fiats

$21,600

55+

High
school
grads

Gospel music, tractor
pulls, Wai-Mart, instant
grits, KFC, Spam, Fbony,
Southern Living, Sports
Afield, Rolanda, Jenny
Jones, Country Music
TV, Ford F-350 pickups,
Mitsubishi pickups

Hard Scrabble

$17,400

55+

Grade
school
education

Chewing tobacco, tractor
pulls, hunting, Wal-Mart,
canned stew, Spam,
Kool-Aid, bourbon,
Bassmaster, Sports
Afield, Organic
Gardening, Guns &
Ammo, Another World,
Country Music TV,
Chevy S10 pickups
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