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Downtown and Retaill Market Trends

Demographic/Behavior Changes:

Smaller households

Starting families later

Downtown living

OExperiences not thingsbo
Retall Changes

National chains closing locations

Increasing Competition from malls and Internet

Food consumed outside the home is the only
retail sector seeing growth.
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1. Identify and quantify = market potentials for
Downtown Madison with respect to the
following market segments: retail,
dining/entertainment, personal and

professional services, office, housing

2. ldentify an optimal tenant  mix.

3. Develop a market -based development
strategy founded on the market analysis.

4. Offer implementable recommendations for
Improvement.
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Study Organization

Community Engagement

Market Conditions

Regulatory Context: Zoning &
Parking

Placemaking
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Community Engagement Findings: Focus Groups

Advantages

0Cl assic
Real Community
Great Infrastructure
Walkable & Safe
Location
Events are Assets
0OStores go the

Amer |

Regulations prevent new
businesses/expansion

Retail rents in Madison are too high

oMadi son does not
mar keting 1t S
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Downt own i s too O:
Lacking variety/grown up options
Service to retail ratio is too high

Store hours are too limited
No central gathering place
Need defined identity

Support for Local Businesses: try to shq
local

oLooking for a
time in Downtown




Community Engagement Findings: Focus Groups

Challenges
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Community Engagement Findings: Focus Groups

Barriers to Success
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Community Engagement Findings: Focus Groups

Support for Local Businesses

0Cl assi c Amer i
Real Community
Great Infrastructure
Walkable & Safe
Location
Events are Assets
0OStores go the

Downt own i s too O:
Lacking variety/grown up options
Service to retail ratio is too high

Store hours are too limited
No central gathering place
Need defined identity

Regulations prevent new
bUSinesseS/eXpanSion Try to Shop local

Retail rents in Madison are too high OLooking for a

OMadi son does not time in Downtown
mar keting 1t S
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Community Engagement  Findings: Survey

Confirmed focus group opinions

A Pros:

Pleasant place to walk around and shop with your family; great
service and a friendly atmosphere.

It is a convenient place to pick up necessities.

A Cons:
Variety is lacking and price points are high
One hour parking is not enough time for many activities.

A Stores In highest demand:
Bakery (63.3% said they would be very likely to shop there.)
Butcher (62.1%)
Wo me n dathing (26.2%) or shoes (26.0 %)

Cultural/entertainment  facilities (36.7%) or other experience -
based entertainment  venue (22.2 %).
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Findings: Stakeholder Interviews

A Shared communications/marketing problem:
Each component of the Madison community Is
very active, but does not necessarily know what
others are doing.

AReal est at fehighdemant fordiritedo
space, leads to higher rents.

A Parking availability is always a question for new
businesses seeking Madison space.

A Madison lacks a marketable identity.

A Appreciate work of DDC and others, but
acknowledge volunteers have limits.
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Review: Downtown and Retail Market

Inventory of Existing Businesses

Regional Real Estate and Markets o Comparison
to neighboring areas

Retail Gaps Analysis
Estimation of Unmet Existing and Future Demand
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Downtown Study Area
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Findings: Downtown and Retail Market

Business Mix: Madison has a greater retail to
service ratio than neighboring communities

Rents: Higher rents than neighboring towns
Vacancy Rates: Very low retail vacancies
Consumer Expenditures:

Most purchases are made outside of Madison.

Purchases in Madison are split between
Downtown and the Eastern commercial corridor
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Findings: Commercial Rents per Square Foot
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Findings: Vacancy Rates

18.0

B Madison ™ Morris County = Florham Park © Maplewood ® Morristown

il |i| |‘|\ i

2008 2009 2010 2011 2012 2013 2014 2015 2016

16.0

14.0

12.0

10.0

8.

o

6.

o

4.

o

2.

o

0.

o

Madison, NJ Downtown Revitalization Study




Findings: Retall Gaps, 2016

Surplus/Incoming Leakage/Outgoi
Grocery Stores $(50.5)

Health & Personal Care 'Store«$(18.9)
Beer, Wine & Liquor Stores $(11.6)
Drinking Places Alcoholic Beverages $(1.7)
Special Food Services| $0.2
Sporting Goods, Hobby, Book & Music Store B $1.5
Miscellaneous Store Retailers B $1.5
Electronics & Appliance Stores Il $4.2
Furniture & Home Furnishings Store: Il $6.7
Gasoline Stations I $11.1
Bldg Materials, Garden Equip. & Supply Storc I $17.4
Restaurants/Other Eating Places I $17.9
Clothing & Clothing Accessories Store I $23.6
Motor Vehicle & Parts Dealers I $50.3

$(60.0) $(40.0) $(20.0) $- $20.0 $40.0 $60.0
$Millions
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Findings: Retail Demand

Supportable Floorspace (SF)

Unmet Local Capture Rate
Demand Total of 20%
Motor Vehicle & Parts Dealers $50,258,719| Not appropriate for Downtown
Clothing & Clothing Accessories $23,567,598 66,225 13,245
Clothing $18,034,493 54,321 10,864
Shoes $2,525,398 5,612 1,122
Accessories $3,007,707 6,292 1,258
Restaurants/Other Eating Places $17,939,340 28,385 5,677
Bldg Materials, Garden Equip. & Supply Stores $17,433,823| Not appropriate for Downtown
Gasoline Stations $11,089,784 | Not appropriate for Downtown
Furniture & Home Furnishings Stores $6,653,858 23,265 4,653
Electronics & Appliance Stores $4,166,139 11,736 2,347
Miscellaneous Store Retailers $1,529,666 6,651 1,330
Sporting Goods, Hobby, Book & Music Stores $1,482,903 6,028 1,206
Special Food Services $217,713 506 101
Drinking Places - Alcoholic Beverages $(1,699,428) Surplus
Beer, Wine & Liquor Stores $(11,586,926) Surplus
Health & Personal Care Stores $(18,876,018) Surplus
Grocery Stores $(50,545,980) Surplus
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Findings: Tapestry Segmentation, 2016

Trendsetters
(3C), 9.30%

Golden Years
(9B), 14.40%
Urban Chic
(2A), 40.60%

Top Tier (1A),
35.70%

= Urban Chic (2A) = Top Tier (1A) Golden Years (9B) - Trendsetters (3C)
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Findings: Retail Demand

Supportable Floorspace (SF)

Unmet Local Capture Rate
Demand Total of 20%
Motor Vehicle & Parts Dealers $50,258,719| Not appropriate for Downtown
Clothing & Clothing Accessories $23,567,598 66,225 13,245
Clothing $18,034,493 54,321 10,864
Shoes $2,525,398 5,612 1,122
Accessories $3,007,707 6,292 1,258
Restaurants/Other Eating Places $17,939,340 28,385 5,677
Bldg Materials, Garden Equip. & Supply Stores $17,433,823| Not appropriate for Downtown
Gasoline Stations $11,089,784 | Not appropriate for Downtown
Furniture & Home Furnishings Stores $6,653,858 23,265 4,653
Electronics & Appliance Stores $4,166,139 11,736 2,347
Miscellaneaiis Staore Retailerg $1.529 666 A.651 1330
Sporting Goods, Hobby, Book & Music Stores $1,482,903 6,028 1,206
Special Food Services $217,713 506 101
Drinking Places - Alcoholic Beverages $(1,699,428) Surplus
Beer, Wine & Liquor Stores $(11,586,926) Surplus
Health & Personal Care Stores $(18,876,018) Surplus
Grocery Stores $(50,545,980) Surplus
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Findings: Competitors

18 Shopping Centers within

10 miles

A Four (1.4 million sf at all
price points) within 5
miles

A Radius Restrictions

Neighboring Areas

A Morristown

A Florham Park

A Chatham

Internet

A Greater and greater
impact i the majority of
survey respondents
shop there
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