IV. RETAIL SALES FORECASTS

This chapter evaluates existing retail sales and expenditure patterns in the Fraser Valley.
A forecast of refail expenditures and retail sales is then provided building on the visitation
forecasts presented in Chapter I1I. Using these future sales and expenditure estimates,
the demand for retail and eating and drinking floor area is then estimated. In light of
the forecast growth, a number of downtown development strategies are also presented.

RETAIL DEFINITIONS

Retail stores are categorized based on shopping and trade area characteristics listed
below. Each is described with examples to clarify the types of retail stores included in
each of the categories.

Convenience Goods - This category includes supermarkets and other grocery stores,
convenience stores, as well as liquor, drug, and other specialty food stores. These stores
generally sell frequently purchased, low cost items with little product differentiation.

Shoppers Goods - This category includes general merchandise, apparel, furniture,
appliance, and specialty goods stores. General merchandise stores include traditional
department stores (such as JCPenney) as well as discount department stores (Wal-Mart,
Target, and Kmart). The product lines of these stores are generally more expensive, less
frequently purchased items. In general, people are more likely to comparison shop for
shoppers goods, and are often more willing to travel farther to buy them.

Eating and Drinking Establishments — This category covers restaurants including
conventional sit-down and fast food, and bars. Businesses in this category exhibit some
of the characteristics of convenience stores in that many restaurant expenditures are
made at establishments close to home and on a frequent basis. However, some higher
quality restaurants, more unique in the marketplace, can have a regional draw.

Building Material and Garden - This category is made up of stores selling lumber,
paint, glass, hardware, plants and garden supplies, and other retail items related to

home improvement. Home improvement centers such as Home Depot and Lowe's are
the largest stores in this category.

RETAIL EXPENDITURE FORECASTS

Retail expenditure potentials from 2005 to 2025 are separately estimated for permanent
residents, overnight visitors, and seasonal residents.

38



Final Report
Base Village Economic and Fiscal Iipact Skedy
Deceniber 2006

RESIDENT EXPENDITURES

This section estimates expenditures derived from the growth in year-round residents.
Permanent resident expenditures are estimated based on total personal income (TPI)
and expenditures by store category from the Census of Retail Trade for Colorado. The
expenditure potentials are converted to an estimate of supportable retail space by
dividing the total expenditures by store type by industry average sales per square foot.

First, the total potental income (TPI) available for retail expenditures by permanent
residents is estimated. As shown in Table 25, there are an estimated 2,166 full Hme
resident households in the study area with an average household income of just over
$60,000. These households generate $131 million in TPI in 2005 dollars. The growth in
households results in a corresponding increase in TP, as shown.

Table 25
Total Personal Income for Permanent Residents, 2005-2025
Base Village Economic and Fiscal Impact Study

Change
Description 2005 2010 2015 2020 2025| 2005-2025
Total Households 2,166 2,308 2443 2,592 2,730 564

Avaerage HH Income $60,357  $60,357 $60,357 $60,357  $60,357 ==

Total Personal Income ($000s) $130,700 $139,300 $147,500 $§156,500 $164,800 $34,100

Source: Clarilzs, Economic & Planning Syslems
HU1SBE5-Winsar Ptk Bnse Viliage P Fledela] 15065-Ecun Medelli-01-06 <lsfIES TH
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Retail expenditures by store type are estimated as a percent of TPI in Table 26. As
shown, retail purchases typically account for 32 percent of TPI on average in the State.
The largest category is Shoppers Goods with 14.6 percent of expenditures, which
includes items such as apparel, electronics, and home furnishings. Convenience Goods,
which includes grocery stores and beer, wine, and liquor stores, account for 8.5 percent

of TPL

Full-time resident expenditures by location (spent locally versus outside the study area)
are also estimated in Table 26 using existing store sales data and an expenditure survey
from the 2002 Winter Park Community Survey prepared by NWCCOG. By multiplying
TPI by the percent spent in each category, multiplied again by the percent spent locally
versus oulside the study area, Fraser Valley store sales to local residents are estimated.
As shown, local residents spend 90 percent of convenience goods purchases, 75 percent
of eating and drinking purchases, and 75 percent of building material purchases in
Winter Park, Fraser, and Tabernash. Outflow or leakage (sales made outside the local
trade area) in shoppers goods is estimated at 90 percent. The majority of shoppers
goods purchases are made in Evergreen or elsewhere in the Denver metropolitan area.

Table 26

Permanent Resident Expenditure Patterns
Base Village Economic and Fiscal Impact Study

% of _ Sales to Residents _Outflow/Leakage

Store Type TPI % Local & % ]

Convenlence Goods B.5% 90% $9.909  10% §1,111
Shopper's Goods 14.6% 10% 1,908 90% 17,175
Eating and Drinking 5.2% 5% 5,097 25% 1,609
Building Material & Garden 3.8% 75% 3725 25% 1,242
Total ($000s) 32.1% $20,729 $21.227

Source: Economic & Planning Systems

H15AR5-¥inded Ptk Boss Villago Fi Mol s 15065-Econ Modoid-18.-00 xis)lncal_Exp
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RETAIL STORE SALES BY CUSTOMER TYPE

Total Fraser Valley retail store sales are estimated from local sales tax information, a
store inventory, and industry sales per square foot averages adjusted for local
condibions, as shown in Table 27. The total store sales minus sales to local residents are
equal to sales to visitors and pass-through visitors. As shown, it is estimated that inflow
and visitor sales account for $55.7 million or 73 percent of total retail store sales in the
study area, with local residents accounting for $20.7 million or 27 percent of store sales.

Table 27
Retail Store Sales Estimates, 2005
Base Village Economic and Fiscal Impact Study

Store Sales _ Sales to Residents Inflow & Visitors
Retail Sales ($000s) 2005 % 5 % $
Convenience Goods $27,097 36%  $9.999 B84% $17,908
Shopper's Goods 19,477 10% 1,908 90% 17,569
Eating and Drinking 23,621 22% 5,087 78% 18,524
Building Material & Garden 5.400 69% 3,725 % 1,675
Total £76,485 27%  $20,729 T3% $55,766

Source: Economic & Flanning Syslems
HATEAGE-Wintar Pask, Baso Village Ph Fdiodels)| 158E5-Exn MedalD0-00-00 2Ja] 50 _Salen

Year-round resident expenditures by location, within the Fraser Valley or outside the
Fraser Valley (leakage), are forecast in Table 28. Expenditure patterns are adjusted to
allow for the potential of the Fraser Valley to capture some of the current leakage as the
area grows. Growth in permanent residents and visitors will likely stimulate new or
expanded retail businesses. Shoppers goods purchases could increase from 10 percent
to 20 percent of TPl over time, Convenience goods purchases are not expected to
change, since most of these purchases are already captured locally. There could also be
a modest increase in eating and drinking expenditures, as local restaurants diversify and
improve on the current restaurant and entertainment opportunities.
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Table 28
Permanent Resident Expenditure Potentials, 2005-2025
Base Village Economic and Fiscal Impact Study
Change
Expenditures ($000s) Factor 2005 2010 2015 2020 2025| 2005-2025
Expenditure Potential
Total Househalds 2,166 2,308 2443 2,582 2,730 564
Avg. Household Income 560,357 360,357 $60.357 S60.357 $60,357 50
TPI {000s) 130,709 $139,316 $147 470 $156,465 $164 764 £34,055
Expenditures by Store Type
Convenience Goods B.5% $11,110 $11.,842 812,536 $13,300 $14,005 $2.895
Shopper's Goods 14.6% 19,084 20,340 21,632 22844 24056 4972
Eating and Drinking 5.2% 6,797 7,244 7,668 B,136  B,568 1,71
Building Material & Garden 3.8% 4,967 5,204 5,604 5,048 6,261 1,284
Total (000s) 321% $41,958 $44,720 $47,341 $50,225 552,889 $10,932
Local Capture %
Convenience Goods 90% a0% 90% 90% 90% 0%
Shopper's Goods 10% 12% 15% 20% 20% 10%
Eating and Drinking 5% 5% BO% B0% 80% 5%
Building Material & Garden 5% T5% 5% 8% 5% 0%
Outflow %
Convenience Goods 10% 10% 10% 10% 105 0%
Shopper's Goods 20% BB% 85% a80% BO% -10%
Eating and Drinking 25% 25% 20% 20% 20% -5%
Building Material & Gardan 25% 25% 25% 25% 25% 0%
Local Capture §
Convenience Goods $9.999 E10,658 311,282 $11,970 $12,604 $2,605
Shopper's Goods 1,908 2,441 3,230 4,569 4,811 2,903
Eating and Drinking 5,008 5433 6,135 6,509 6,854 1,757
Building Material & Garden 3.725 3971 4,203 4 459 4,696 g71
Total (000s) $20,730 $22,502 $24,850 527,507 528,966 $8,235
Qutflow §
Convenlence Goods 1,111 $1.184  $1,254 $1,330 $1,400 5289
Shopper's Goods 17175 17,890 18,302 18,275 18,244 2,069
Eating and Drinking 1,698 1,811 1,534 1,627 1,714 14
Building Materlal & Garden 1,242 1.324 1,401 1.486 1,565 224
Total (000s) $21227 $22 2B $22.491 $22,719 523,924 $2,607

Source: Economic & Planning Sysiems

HASBES-Winlot Patk Bose Vilagn Ph Iibodel 15005 Econ ModefS-01-06 xe|RES_HH_T#1_05_25





















