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Principal Topics

Demographic Segmentation Analysis

ywih in Greenville County, 2018

Economic Sector Analysis

Geographic Area Analysis

Focus on a

Grocery Store



West Side Neighborhoods Planning Area
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New York City: 27,500 Alexandria, VA: 9,700 Charlotte: 3,200 Greenville: 2,150

Source: ESRI, 2013



Projected Population Growth (2010-2017)

0% 5% 10% 15% 20% 25% 30% 35% 40%

| |

Pre-school (0-4) _ R

K-12 (5-17) l%
College Age (18-24) l% - Challenge:
—L Attracting Families
Early Workforce (25-34) -
Family Years (35-49) | 0% S C_ha”e"ge:
— Assuring Good Jobs
Empty Nesters (50-64)

Seniors (65-74)

Elderly (75+)

Challenge: Dependent Population

Source: ESRI, 2013 5



Ethnic Composition

Some Other
Race Alone Two or More
5% Races
2%

Asian,

American

Indian, Pacific
Islander

<1% each White Alone

33%

Black Alone
West Greenville 59%

Source: ESRI, 2013 6



Median Household Incomes 2012
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Source: ESRI, 2013  West Side: $18,500 Greenville: $38,800 MSA: $42,100  South Carolina: $41,400



Business and Employee Counts

West Greenville  Greenville South

Greenville City MSA Carolina

Total Businesses 651 6,489 35,490 245,935
Total Employees 6,702 71,769 259,025 1,700,182
Total Residential Population 1,247 60,935 651,393 4,739,840
Employee/ Residential Ratio 0.92 1.18 0.40 0.36

Source: ESRI, 2013 8



Business Location
Quotients

West Side

e Above average no. of
sectors exceed 1.0.

e Correlates to high
employee-to-resident
ratio.

e West Side = Regional
Location/Destination.

Source: ESRI, 2013

Utilities
Construction
Manufacturing
Wholesale Trade

Retail Trade

Transp & Warehousing
Information

Finance & Insurance
Real Estate

Prof, Scientific, Tech
Mgt of Enterprises
Admin/Waste Mgt
Educational (private)
Health Care/Social Asst
Arts, Ent, Recreation

Lodging & Dining

Other Services (private)

Government




Federal govt

Utilities
Projected Annual Rate enufacturine
of Job Growth — USA

2010 '2020 State & local govt

e Think HEALTH CARE Leisure & hospitality
Financial activities

e Don’t Think FEDERAL GOV’T Retail trade
Other services

e Think SERVICES SECTORS Wholesale trade

Transp & warehsg
Profess & bsn services
Educational services

Construction

Health care/social assist

Source: ESRI, 2013 2% -1% 0% 1% 2% 3% 4%




30 Fastest Growing Occupations 2010-2020

By High School Education - USA

0% 20% 40% 60% 80% 100%

Total, All Occupations
Personal Care Aides
Home Health Aides
Biomedical Engineers
Helpers--Brickmasons,...
Helpers--Carpenters
Veterinary Technologists...
Reinforcing Iron and...
Physical Therapist...
Helpers--Pipelayers,...
Meeting, Convention,...
Diagnostic Medical...
Occupational Therapy...
Physical Therapist Aides
Glaziers

Interpreters, Translators

Medical Secretaries

B Ten-Year Growth Rate

B Percent Held by HS Diploma or Less

Market Research Analysts
Marriage Therapists
Brickmasons

Physical Therapists
Dental Hygienists

Bicycle Repairers
Audiologists

Health Educators
Stonemasons

Cost Estimators

Medical Scientists

Mental Health Counselors
Pile-Driver Operators

Veterinarians

20%

M Ten-Year Growth Rate

40%

60% 80% 100%

B Percent Held by HS Diploma or Less

Source: ESRI, 2013




Food Batchmakers
Personal & Home Care Aides
Self-Enrichment Teachers

Environmental Scientists

Fa SteSt G rOWI ng Technical Writers
OCC u pat | ons | N Operations Research Analysts

Real Estate Sales Agents

Greenville LMA e
2 008 - 2 O 1 8 Veterinary Technologists

Personal Financial Advisors

Medical Equipment Repairers

¢ Wlde Tange Of Civil Engineers
OccupatiOl’lS Veterinarians

Fitness Trainers

° Thll’lk SERVICES Financial A|i1a|ysts
SECTORS Paralegals & Legal Assistants

Pharmacy Technicians
Financial Examiners
Athletic Trainers

Coaches and Scouts

Source: ESRI. 2013 0%  10% 20% 30% 40% 50%  60%
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West Side

e Bars to the left mean
strong sales.
o Sales > purchasing
power of WS residents

e West Side-= Regional
Location/Destination.

Source: ESRI, 2013

Automotive Parts/Accsrs, Tire Stores

Furniture and Home Furnishings Stores

Electronics and Appliance Stores

Building Material, Garden Equip Stores

Grocery Store

Pharmacies and Drug Stores

Specialty Food and Liquor Stores

Gasoline Stations

Clothing and Clothing Accessories Stores

Sporting Goods, Hobby, Book, & Music
Stores

General Merchandise Stores

Miscellaneous Store Retailers

Full-Service Restaurants

Limited-Service Eating Places

Drinking Places - Alcoholic Beverages

(8,000) (6,000) (4,000) (2,000) O 2,000 4,000
(Oversupply)/Surplus in Square Feet




Community Tapestry Segments:

West Side

e 8 of 65 national
segments in the

Modest Income Homes

. Home Town
West Side. cocinl S .
ocial Security Set
* No place has all Y
65 City Commons

City Dimensions -

Southwestern Families -

Metropolitans -

Metro City Edge |

|

0% 10% 20% 30%




Community Tapestry Segments:

West Side

MODEST INCOME
HOMES
28% of West Side

HOME TOWN
26% of West Side

Eighty-three percent of the residents in Modest Income
Homes neighborhoods are black. Single-person and single-
parent household types are predominant; however, a
higher-than-average proportion of other family households
is also present. The median age of 36 years is a year younger
than the national median of 37. Many adult children still live
at home. More than one-fourth are aged 65 years or older
and have retired. Many are caregivers for their
grandchildren, demonstrating strong family ties in these
neighborhoods.

Home Town households are a mix of married-couple
families, singles who live alone, and single-parent families.
With a median age of 34.5 years, this is a slightly younger
market than the United States as a whole. However, one in
three is aged 65 years or older. Many families encompass
two generations who have lived and worked in the
community; their children plan to do the same. Seventy-two
percent of the residents are white; 15 percent are black.



23 of 65 national segments
in Greenville.

3 times West Side.

Modest Income Homes and
Home Town are diluted by
city totals.

Dominated by Young &
Restless and Metropolitans

City excludes Southwestern
Families.

Young and Restless
Urban Chic

Retirement Communities
Inner City Tenants
Midlife Junction
Prosperous Empty Nesters
Simple Living

Old and Newcomers
Rustbelt Traditions
Exurbanites

Family Foundations
Connoisseurs

Rustbelt Retirees
Midland Crowd

In Style

Silver and Gold
Modest Income Homes
Home Town

Social Security Set

City Commons

City Dimensions
Southwestern Families
Metropolitans

Metro City Edge

0% 10%

20%

30%




Community Tapestry Segments

City of Greenville

YOUNG AND
RESTLESS

20% of Greenville
Not found in W.S.

METROPOLITANS
20% of Greenville
Not found in W.S.

Change is the constant for Young and Restless households.
This young, on-the-go population has a median age of 28.6
years. Approximately two-thirds of them are younger than
35. Fifty-eight percent of these households are either single
person or shared. Neighborhoods are diverse. Fifty-six
percent of the residents are white; however, an above-
average representation of blacks, Hispanics, and Asians also
live in these neighborhoods.

Residents of Metropolitans communities prefer to live in
older city neighborhoods. Approximately half of these
households are singles who live alone or with others; 40
percent are married-couple families. One in four of the
residents is aged 20—-34 years; the median age is 37.7 years.
Diversity is low; most of the population is white.



Rustbelt Retirees

CrOWd, Up & Comlng Midland Crowd

In Style

Families, and Home Town. Modest Income Homes

Home Town
Social Security Set

City excludes Southwestern City Commons

City Dimensions

HH Southwestern Families
Famllles- Metropolitans
Metro City Edge

- Up and Coming Families
I I l I I l u n Ity a peSt ry Southern Satellites
Boomburbs
Enterprising Professionals
S t . Cozy and Comfortable
eg I l e n S . Great Expectations
Aspiring Young Families
. Crossroads
Greenville Count
y Rural Bypasses
Rooted Rural
Salt of the Earth
Sophisticated Squires
Milk and Cookies
Heartland Communities
. Main Street, USA
44 of 65 national segments Rural Resort Dwellers
Lagtogs andILat(’:cIes
' . . . Suburban Splendor
in Greenville. Diversity Dorms to Diplomas
Young ande)Restlcre]ss
. Urban Chic
G reenvi I Ie'S pa rta N b u rg M SA Retirement Communities
Inner City Tenants
Midlife Junction
h as 47 Prosperous Empty Nesters
Simple Living
Old and Newcomers
* Home Town returns! Rustbelt Traditions
Exurbanites
H : Family Foundations
DomlnatEd by Mldland yConnoisseurs

|
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Community Tapestry Segments

Greenville Count

MIDLAND CROWD
12% of Greenville Co.
Not found in W.S.

UP AND COMING
FAMILIES

9 % of Greenville Co.
Not found in W.S.

The growing population of 12 million, approximately 4
percent of the US population, identifies Midland Crowd as
Tapestry Segmentation’s largest segment. Since 2000, the
population has grown by 2.18 percent annually. The median
age of 37.2 years parallels that of the US median. Sixty-two
percent of the households are married couple families; half
of them have children. Twenty percent of the households
are singles who live alone. Midland Crowd neighborhoods
are not diverse.

With an annual household growth rate of 4% percent, Up
and Coming Families represents Tapestry Segmentation’s
second highest household growth market. A mix of
Generation Xers and Baby Boomers with a median age of
31.9 years, this segment is the youngest of Tapestry
Segmentation’s affluent family markets. Residents of these
neighborhoods are young, affluent families with younger
children. Eighty percent of the households are families.
Most of the residents are white; however, diversity is
increasing as the segment grows.

10



Food Desert Definition

Urban neighborhoods or rural towns without ready
access (one mile) to fresh, healthy, and affordable
food

Adjusted for higher vehicle ownership
Lack of supermarkets and grocery stores

No food access or served only by fast food
restaurants and convenience stores

Lack of access contributes to poor diets and can lead
to obesity and diet-related diseases



West Side Food Desert




Grocery Store Inventory 2014

Grocery Inventory

1. Handee Mart
2. Kash & Karry
3. Spinx

4. Family Dollar
5. Citgo
6. CVS
7.QT

Outside the Study
Area

e Right Price
Grocery

e Publix

e Swamp Rabbit
Grocery



Grocery Store Market DEMAND

e Within one mile
— Pete Hollis Site
— Pendleton Site

e Within three miles
— Pete Hollis Site

— Pendleton Site

26,000 square feet
18,000 square feet

268,000 square feet
266,000 square feet



Small Grocery Store(s): A Numbers Case

e Within 3 miles of Pendleton Street Site:

— Grocery sales exceed buying power by $62 million.

— Thus, $62 million could be “shifted” to other competitive
stores.

— 25,000 square foot store on Pendleton requires about S8
million in sales.

— Shift of S8 million still leaves “excess” of S54 million.

e And this is all BEFORE accounting for future market
growth on the West Side and even downtown



Grocery Store Benefits (beside food!)

* Provide lots of local jobs

— Not high paying, but valuable for
many

* |ncrease nearby residential
values (5-7%)

— Convenience has its price

— Challenge to renters and lower
income households

e Attract other retailers
— Cafe, cleaner, pharmacy, restaurant

— Drawn because of the shopping
traffic



Pendleton Street Art District

CHALLENGE: SUSTAINABILITY
e Paducah Renaissance Alliance
— Paducah, Kentucky, LowerTown Neighborhood

e NoDa Neighborhood and Business Association
— Charlotte, North Carolina (North Davidson Street)

e Art Lofts — St. Louis (higher density live-work)
— Washington Avenue Loft District



Paducah - LowerTown

Big Area — a whole neighborhood
Re-zoned for live/work spaces and related uses

Virtually free properties, requiring substantial artist
renovation

Only “Qualifying” Artists

— Proven “notoriety”

— Rigorous business plan and wherewithal

— Priority to those that are open to the public
47 businesses today, 18 of them artists

— Also dining, banking, lodging, small retail: a living community



Charlotte - NoDa

Also a neighborhood with focus on a street corridor
(North Davidson from 36t to 25t)

Former mill industrial area
— Similarities to Pendleton Street

Strong “Neighborhood & Business Association”
(NBA)

55 businesses



St. Louis — Art Lofts and Washington Ave.

Vague artist encroachment in old industrial/loft
district.

— Hands-off policy by city officials: “Let it happen.”
— Similar pattern as Pendleton Street, bigger scale.

Developer used “affordable housing” funding from
HUD to re-activate ten-story building for live-work
ofts (1995).

Became anchor for rapid revitalization and,
eventually, substantial capital improvements.

Washington Ave. is now “the place to be.”

10



Artists Districts Approach

e Adapt “Main Street 4- Point Approach” as a basis
— Organization
— Promotion
— Design
— Economic Restructuring
e Find Ways for Artists to be Investors
— Loan programs (shared risks)

— Property donations with restrictions

11



PARTING MARKET-BASED THOUGHTS

Demographics: They are a’changin’

Economic Development “Lite”

Workers to good jobs, not necessarily a lot of jobs
Small-scale, but highly powerful, groceries

Arts District sustainability: not all arts, but arts
based

— Diversification generates sustainability

12
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