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Section 1 ~ Executive Summary

As subcontractors to Nederveld Associates, LandUse|USA has been retained by the City of
Wyoming to conduct a Market Assessment and Economic Growth Strategy for the 28th Street
Subarea Plan. This preliminary report presents the Market Strategy and work that has been
underway since the project commenced in mid-2010. It also provides a succinct explanation of key
observations derived from the collaborative work detailed in Maps A (Conceptual Plans); Appendix
A through D (the core analyses supporting the recommended strategy); and Maps B (public transit).

The Draft Conceptual Plan

This report represents the final market strategy and replaces all prior drafts and versions that were
presented at various stages during the work process. At this stage in the process, the project team
and steering committee are working together to decide on a final concept plan, which is expected
to reflect an adaptation of the Draft Concept 1, below. A more geographically complete plan is
displayed in Map A.1, attached, along with the alternative Concept 2 (Map A.2).

Draft Concept Plan 1. “Turn on 28th” Subarea Plan
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LandUse|USA has been working directly with the project team to optimize the layout of retail
footprints within the Subarea Plan and planned redevelopment project. Many of these
recommendations have focused on ensuring that the core of the retail project and its main anchors
pivot around the important intersection of DeHoop / Michael Avenue and the new Crescent Street.
This would achieve multiple goals, including:

 Connecting the retail core with the existing City Hall through proximity and walkable design
elements;

 Minimizing the distance from Highway 131 to the retail core, thereby encouraging traffic on
that important connector to exit the highway and shop the new project more frequently;

 Minimizing the distance from the proposed Silver Line rapid transit commuter route which,
if adopted as proposed, will connect 28th Street with Downtown Grand Rapids (see Map B.4
in the attached Maps B. Transportation);

 Minimizing the perceived and actual driving distances from the competitive Woodland and
Centerpointe shopping center to encourage cross-shopping between retail destinations;

 For the majority of existing businesses on the north side of 28th Street, minimizing the
driving distance from the retail core of the new project;

 For the majority of new retail tenants and merchants in the planned open-air retail district,
minimizing the walking distance from the retail core of the new project; and

 Helping the project’s new anchor stores achieve synergies by clustering together in the
heart of the project and at both ends; thereby achieving a balanced project that is attractive
to smaller, independent merchants, and easy to shop.

Most of these goals are met with the current configuration of anchor stores displayed in Concept 1.
We have also recommended that the revised plan include modifications that are intended to
improve the project’s overall appeal for prospective anchors, tenants, developers, and investors.
These recommendations include the following:

 Shifting of the largest anchor in the project’s core to the north side of the new Crescent
Street, anticipating that this anchor will demand visibility and direct access from the busy
28th Street corridor;

 Redesigning of the east (right) end of the project to provide direct line-of-sight into the new
Crescent Street for west-bound traffic along 28th Street; perhaps by using design features
similar to those shown on the west end of the project;
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 Shifting retail from the easternmost segment of the plan (see Map A.1, attached) into the
retail core, and re-allocating that land for and mid-scale office campus; and incorporating
pathways into that campus to connect adjacent neighborhoods with the retail project;

 Widening of secondary north-south access roads so they are as wide as the DeHoop /
Michael Avenue corridor; providing for The Rapid’s buses, bicycle lanes and on-street
parking; and ensuring that all streets are two-way to provide for both access and egress at
both ends of the project;

 Incorporating public greens and/or plazas into the plan to improve pedestrian connectivity
north to the City Hall and former Klingman’s facility; and similar to what is shown in
Concept 2 (see Map A.2, attached); and

 Improving access into the project for resident shoppers in the surrounding neighborhoods;
and improving access for shoppers that cannot afford a car and may be dependent on
bicycles, The Rapid buses and sidewalks for necessary trips to grocery stores, pharmacies,
banks, and other conveniences.

All of these recommendations have been provided to the planning team of Nederveld, Williams &
Works and Progressive A|E, and the team is currently in the process of revising the plan to reflect
these improvements. In March 2011, the revised plan will be made available at an open house for
public review and comment, and will then be finalized.

Stakeholder Input

Significant stakeholder input has been weighed and incorporated into this Market Strategy and the
Turn on 28th Subarea Plan. Stakeholder input was achieved through the combined efforts of
Nederveld Associates, William & Works, Progressive A|E, and LandUse|USA. A variety of tools were
used, including one-on-one stakeholder interviews; conceptual planning charrettes; public open
houses; City Council presentations; and interviews with the media and press. The planning team
also set up at station inside a vacant store front (inside Rogers Plaza), and many residents and
shoppers stopped by to learn more about the project.

Finally, the following project website and social media links were also created to provide
stakeholders with updates and a venue for discussing the strategy and plan:

Project Website: http://www.ci.wyoming.mi.us/About/turnon28th.asp

Social Media: http://www.facebook.com/home.php#!/turnon28thstreet
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Optimal Strategy

The 28th Street study area can continue to provide essential shopping choices and fill a need within
the local market, and this role is sustainable going forward and even in a tough economic climate.
It is not necessary to view it as an expired or exhausted shopping district that has outlived its
usefulness for retail or that must now be reinvented into some other type of non-retail use. Rather,
it is dated; struggling to serve a transitioning demographic; and to be redefined and reformatted to
serve the appropriate types of retail and businesses.

The Market Strategy focuses mainly on testing the opportunities for retail and office space, and
also includes a Housing Assessment. Based on the results, the following narrative emphasizes a
retail strategy for targeting moderate stores in the general merchandise, clothing and niche
grocery categories; focusing on business retention, fostering small business growth and helping
seed new ethnic businesses.

The strategy also calls for planning and recruitment of important anchors for build-to-suit office
buildings. Targeted categories should include those related to telecommunications; publishing and
data management; advanced learning institutions (business and junior colleges, vocational schools,
retraining centers, etc.); and general health and medical care facilities. Other types of
complementary businesses are also supportable for sublease office space, but the most efficient
approach is in targeting anchors first. Development of speculative office space that lacks anchors
should be avoided at all costs.

Finally, based on the results of the housing assessment, the “best” opportunities (i.e., those with
the lowest risk in the current soft housing market) are in affordable and market-rate products
beginning at prices of $124,900. Ideal formats would include multi-family attached units; a mix of
both owner and renter choices; and an emphasis on unit formats that would meet the needs of
working families; up-and-comers working in downtown Grand Rapids; and seniors or other
residents with special needs.



Page 5

City of Wyoming, MI – The Market Strategy “Turn on 28th”

Opportunity in Perspective

One of the most singular stakeholder requests was for the project to accommodate an anchor that
could be used to woo a discount department store (like Wal-Mart or Target), or some other big-box
national chain. There is barely enough retail gap in the local trade area to accommodate one use of
this type. However, the location is still a fit for an urban discount store, particularly one that is
pursuing an aggressive strategy to compete with the market’s local Meijer brand. In this context,
we have also cautioned against a supercenter concept that could put local grocery stores at risk.

Stakeholders also expressed interest in mega regional destinations, and a number of specific
brands were mentioned like IKEA, Galyan’s, Cabela’s, Bass Pro Shop, the Great Wolf Lodge, and
even an Outlet Mall. Unfortunately, the primary trade area’s population and income is not enough
to support these types of stores. This is exacerbated by the fact that within the larger region,
competition is fierce from Woodland, Centerpointe and Rivertown Crossing regional shopping
destinations – which are located in relatively higher-income sectors of the market.

It is certainly possible that these types of mega retailers could open stores in the Grand Rapids
market. However, they are far more likely to choose a location with excellent visibility to highway
traffic.

As a major route for drive-through visitors, truckers and week-day commuters, Highway 131 has
the region’s highest Average Daily Traffic (ADT) of 75,000 to 105,000 (see Map B.1). In comparison,
the ADT counts drop below 28,000 near the 28th Subarea.

After the 28th Street Subarea strategy is implemented, we expect these counts to exceed 30,000
and eventually reach 40,000. Even so, the project’s lack of visibility to Highway 131 remains a
detriment to its ability to convert drivers into shoppers. Some of this can be offset with an
effective and aggressive marketing campaign, including prominent signage and way-finding along
Highway 131.
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Section 2 ~ Retail Macro Study

In earlier stages of our work we completed a retail supply-demand analysis that focused on primary
and effective trade areas for the 28th Street district. The results of this “macro” level study are
provided in Appendix A, and the results validated the district’s long-term importance as a distinct
shopping district with stores that serve the local market, offer quality shopping choices, and fill the
needs and expectations of a diverse and changing consumer demographic.

Since that earlier work, we have conducted additional analyses and “micro” level studies of the
market with more detailed comparisons between the “Turn on 28th” Street district and other
competitive retail districts in the southern half of Grand Rapids. The results support the earlier
findings and have also been used to help identify more specific retail opportunities for the City of
Wyoming. This section and the following one focus on the results of these two retail studies.

At its eastern end, the 28th Street district shares an interchange with Highway 131 corridor, which
connects many residents with downtown Grand Rapids. At its western end it also shares a highway
interchange with I-196, which also provides direct access into downtown Grand Rapids. However,
even with these connections, the district is shadowed by established shopping destinations. Some
of the most important geographic draws are the unique department stores anchoring Woodland
Mall to the east (with Macy’s, JC Penney and Sears), and Rivertown Crossing to the west (Macy’s, JC
Penney, Younkers and Sears).

Although the study area’s trade area is shadowed by Woodland Mall and Rivertown Crossings, it is
an established urban community with good population density and demographic diversity.
Population and per capita income within the trade area are expected to continue growing at slow
rates and the Hispanic population is growing in importance. Today, over 22% of the population
within one mile of the study area is Hispanic compared to just 3.5% in 1990.

Summary of Retail Gaps

Based on results from the macro analysis, the following categories represent the “best” near-term
opportunities: 1) Clothing and Accessories Stores; 2) General Merchandise and Department Stores,
including Discount Stores; and 3) Specialty Grocery Stores in niches to create clear synergies.

Other categories of retail are saturated in Kent County and also represent limited if any
opportunity for the 28th Street district, particularly furniture stores; and electronics and appliance
stores. (Southwest Michigan has a legacy in the furniture manufacturing industry, so the
prevalence of furniture stores in Grand Rapids makes sense.)
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The home improvement and pharmacy categories also appear to be saturated in Kent County. Both
categories have been growth leaders nationwide over the past decade; and aggressive and
competitive location strategies have resulted in over-building in many markets. Finally, the local
trade area also has a prevalence of neighborhood and local grocery stores, and many of them could
be at risk of closure if a supercenter opens in the study area. These and other observations will be
elaborated upon when the strategy is incorporated into the Subarea Plan.

Kent County Retail Gap

In conducting the analysis, we utilized 2009 retail data provided by Claritas to conduct a top-level
assessment of retail gaps within Kent County, and identified the categories that appear to
represent opportunities with the least amount of risk (Exhibit A.1). Results generally indicate that
food and beverage stores (i.e. grocery stores); foodservice and drinking places (limited-service
restaurants); clothing and accessories; and department stores (including discount) are under-
represented in Kent County. In comparison, the county is generally saturated in most other
conventional retail categories.

Kent County Import-Export Analysis

We conducted an analysis of net import and net export among transacted retail sales for Kent
County and also provided comparisons to a few benchmark markets, including Kalamazoo, Ingham
(Lansing) and Saginaw Counties (Exhibit A.6). In general, the results indicate that Kent County is a
strong import market for most top-level retail categories, with the exception of food and beverage
stores; and motor vehicle and parts dealers.

Transacted Retail Sales

In just the past month the 2007 Economic Census finally released the retail data for counties in the
State of Michigan, and the results are summarized in Exhibits A.5 through A.9. Again, the data
focuses on comparisons of Kent County (Exhibit A.5) with the State of Michigan (Exhibit A.6); and
with Kalamazoo, Ingham and Saginaw Counties.

For this step in the analysis we focused on categories that are considered most likely to have sales
import and are most likely to be represented by relatively large anchors, usually including national
chains and brands. We then calculated average sales per establishment; sales per capita and
market share for each of the generalized categories.
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The data results suggest that Kent County could support a maximum of up to 6 new anchor stores
in the clothing category; 6 anchor stores in the food and beverage (grocery) category; and 2
general merchandise, department or discount store anchors. The other categories have
significantly lower sales opportunity but could potentially support one additional store with some
sales transfer or aggressive marketing to increase it geographic reach.

Submarket Retail Inventory

We also conducted a more detailed inventory of current (2010) retail establishments and
employment within 3 miles of the 28th Street district and within its primary trade area, and then
compared the results to the aggregate inventory for Kent County. Each category’s share of the total
number of listed employees is also provided.

By comparing the results between geographies, it is possible to identify potential gaps for the study
area in two main categories, including clothing and accessories; general merchandise and
department stores (including discount); plus a relatively small opportunity among sporting goods,
hobby, books and music stores.

A more detailed micro-level study was then conducted to compare the district with other
destinations in Grand Rapids. Results are described in the following section of this report.

Section 3 ~ Retail Micro Study

After completing the macro level, market-wide study of supply and demand, we then proceeded
with a closer look at the mix of retailers within the 28th Street district. Specifically, we aggregated
the total number of employees by retail category, with results are provided in Exhibit AA.6 and
AA.13 (histograms). A more detailed inventory is also provided in Exhibits AA.14 through AA.18.

Overall, the data shows the prevalence of automotive dealerships, auto parts and services within
the 28th Street district. Other prominent categories include limited service restaurants; grocery
stores; and traveler accommodations (i.e., hotels and motels). Aside from automotive dealerships,
other retail categories that would rely on a regional draw are relatively under-represented, and
particularly furniture and department stores. The department store category in particular is also
well-served by the competing Rivertown Crossings and Woodland Malls (see Exhibits AA.8 and
AA.10).
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Rivertown Crossings, Woodland Mall, Centerpointe

The inventory within the study area was also compared to the detailed retail mix of other shopping
destinations delineated in Exhibit AA.1 (map). The Woodland and Centerpointe districts also span
the 28th Street and Highway 11 corridor, and the districts are split between these two malls.
Woodland Mall is a conventional regional shopping center anchored by Macy’s, JC Penney and
Sears; and Centerpointe is anchored by value stores like TJMaxx, DSW Shoes and Nordstrom Rack,
plus Old Navy, David’s Bridal, Dunham’s Sports, and Best Buy. Rivertown Crossings includes
Younker’s, which is absent at Woodland Mall.

Byron Town Center and Gaslight Village

For additional perspective, we also weighed tested two smaller districts defined by the emerging
Byron Town Center and by the Gaslight Village. Byron Town Center is an emerging retail district
leveraging proximity to Highway 6 and a new Metro Health Hospital, and is dominated by personal
care retailers and limited service restaurants (Exhibit AA.12). The Gaslight Village has earned its
acclaim as an enjoyable, pedestrian shopping environment; and the vast majority of its stores are
in the personal care category (Exhibit AA.13).

Other Competing Shopping Destinations

The comparative districts are by no means all-inclusive for competition within the market.
Examples of other significant shopping destinations include big-box development in
Cutlerville/Gaines Township (at Kalamazoo Avenue); competition along Highway 44 / Beltline
Avenue in the northeast sector of the market; and a proposed lifestyle center in the City of Walker
(north of I-96) that could include large-format, regional destination types of stores (including a
large sporting goods store like Bass Pro Shop, Cabela’s or Galyan’s).

Summary of Retail Opportunities

Comparing the results between geographies is part of the deductive process for identifying
potential opportunities for the 28th Street study area. Through this process, we were also able to
verify opportunities in several categories, including apparel/clothing and accessories; general
merchandise and discount department stores; and sporting goods, craft, hobby, and music stores.



Page 10

City of Wyoming, MI – The Market Strategy “Turn on 28th”

Exhibit AA.2 provides a detailed list of specific retail categories in the 28th Street district that could
be targeted for a number of reasons, and particularly because they:
a) are under-represented based on the macro-market supply-demand analysis;
b) are under-represented based on the micro-market comparisons with other districts;
c) could benefit from synergies with existing businesses;
d) could enhance the existing retail mix; and/or
e) could introduce new opportunities for fostering entrepreneurialism.
New businesses would also bring jobs and ideally meet the wants and needs of resident shoppers
and businesses.

Niche Grocery Stores

The grocery store category warrant additional discussion. Among grocery stores, we have identified
a few niche types of businesses that would ideally complement established businesses (Duthler’s,
D&W / Family Fare, Sav-A-Lot, Aldi, etc.), and would provide grocery shopper with more choices
and therefore more reasons to “shop local.” Introducing another conventional, main-stream
grocery store or supercenter into the market is explicitly not recommended. Instead, the mix must
be unique and in categories that celebrate ethnic diversity; home and family cooking; access to
import goods that might have been relatively rare to prior generations; and growing urban
preferences for “green” merchandise and eco-friendly, organic and locally-grown produce.

Clothing and Apparel

The clothing and apparel category is also important while recognizing that full-line department
stores (like Younkers’ Parisian and Elder Beerman; Nordstrom; and Hennes & Mauritz) are more
likely to locate at Woodland Mall or Rivertown Crossings. Finding unique brands to fill the category
is also tough because many of the national chain apparel stores (like Kohl’s and Old Navy) already
operate stores in the vicinity of both malls.

Some of the gap could be filled by a discount department store like Kmart or Wal-Mart. However,
these companies also have formats that tend to be generic and create market-wide redundancies
and overlap. A more challenging but rewarding approach would involve fostering local
entrepreneurs in opening women’s ethnic fashions and boutiques that bridge nationalities and age
brackets with unique merchandise and urban flair.
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Celebrating Ethnic Diversity

With the market’s changing demographic in mind, a review of Exhibit AA.5 shows how limited
ethnic diversity is evident in the current retail mix. In stretching the definition it is easy to identify a
number of Italian pizzerias; European bistros and pub/grills; and Asian buffets. Comparing the list
to the growing importance of Hispanics and other ethnic groups in the market suggests a
community need and opportunity for helping independent store owners grow their businesses;
trade up into better retail space; improve their marketing; and ideally reach more customers.
(Note: These ideas will also be explored during public workshops being held in early October.)

Business Retention Strategies

Recognizing that the list of recommended new stores is not robust, Exhibits AA.3 and AA.4 focus on
identifying existing stores that would be among some of the best candidates for relocation into
new and modern retail space. Some of these tenants might be interested in occupying more
efficient space in more compact mixed-use project that includes in-line retail along the streets and
sidewalks.

Many strategies and “best business practices” can be used to help existing businesses achieve
higher sales and profit margins. The most obvious may be the store’s location. However, that must
be supported by strategies for developing new tenant space that improves a) visibility to potential
customers; b) access, walkability and parking; c) facades and aesthetics; d) signage and way-
finding; and e) adjacencies with complementary retailers.

Implementation; Main Street Manager

Community and incubator support services from within the community can also prove very
beneficial to growing local businesses. Assistance could cover a broad range of topics like business
management, bookkeeping and taxes; staffing, payroll and benefits; sales, promotions and cross-
marketing; and customer service. The success of these efforts may depend on a dedicated “Main
Street Manager,” much like conventional shopping centers have managers dedicated to helping
their tenants be successful.
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Section 4 ~ Jobs & Office Space

Some of the first steps in the work involved an assessment of local economic conditions, with
results provided in Appendix C (supplemental document). The assessment included a study of
statewide unemployment trends over time (Exhibits C.1 and C.2); worker flow between Kent and
surrounding Counties (Exhibit C.3); and expansion of the supply-demand analysis to include non-
retail business categories.

The business supply-demand analysis involved a comparative study of business located within 5
miles of downtown Grand Rapids, Muskegon, Kalamazoo, Battle Creek, Lansing, Ann Arbor, Flint
and Saginaw. Specifically, the study measures the number of employees by business category, with
adjustments for each market’s population. The results for all eight markets were then ranked
within each business category, and the relative position of Grand Rapids within the group was used
to test for market gaps.

The categories with gaps for Grand Rapids were then clustered to qualify the results and identify
opportunities for synergies. Consideration was also given to the unique attributes of the
comparative markets, recognizing that Muskegon is different from Flint, and Grand Rapids is
different from Ann Arbor.

Finally, a conservative approach was taken in measuring the upside opportunity for new jobs in
Grand Rapids. The lowest possible “upside” was applied to most categories, whereas a more
aggressive approach may have been acceptable under more favorable economic conditions.

Summary of Opportunities

The results for Grand Rapids are summarized in Exhibit C.4 through C.5, and several general
categories surface as the best candidates for build-to-suit anchor office buildings, particularly the
following (Exhibit C.4):

 Telecommunications
 Information, Data Processing
 Book, Software Publishing
 Credit Intermediation, Financial
 Professional, Technical Services
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Complementary Opportunities

The categories listed above should be targeted as anchors of new office buildings, whereas the
following are more likely to follow as sub-lease tenants, and after demand is increased in the
business community (Exhibit C.6):

 Advertising and Related Services
 Business Employment Services
 Management of Companies
 Other Business Support Services
 Office Administrative Services
 Architecture, Engineering Services
 Investigation, Security Services
 Services to Buildings, Dwellings
 Agencies and Brokerage Companies

Potential Economic Catalysts

There are two important categories that can be significant economic drivers but that can be
particularly discerning on location. In these two categories, the City of Wyoming and stakeholders
in the development community may need to aggressively with other attractive locations
throughout the Grand Rapids market:

Advanced Education
 Junior Colleges, Business Schools
 Computer and Management Training Centers
 Vocational Rehabilitation Services

Health Care / Medical Services
 General Medical and Surgical Hospitals
 Outpatient Care Centers
 Offices of Health Practitioners
 Mental Health Care Facilities
 Other Residential Care Facilities
 Nursing Care Facilities
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Considerable attention has been focused on the Grand Rapids market in recent years for its
important role in life sciences, medical research and related high-tech industries. For this reason,
we also took a closer look at market-wide growth for Kent County in the services industry sector
compared to the state average and Kalamazoo County (see Exhibits C.7 through C.9). We then
dissected the data a little further and noted that total employment in professional, scientific and
technical industries has been favorable for Kent County compared to other markets, and has also
shown good growth (Exhibit C.10).

In comparison, Kent County actually falls to the bottom of the list of tested markets on the basis of
employment in health care, and excluding the professional, scientific and technical employment
categories. Understanding the differences in these two categories can be important in qualifying
the market opportunities for the 28th Street Subarea Plan.
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Section 5 ~ Residential Analysis

Under current tough economic conditions with high unemployment; the housing slump that began
in 2006; and stringent lending and mortgage practices, it is difficult to quantify clear “gaps” in most
tiers of Michigan’s housing market. For perspective, some analysts have estimated that the current
over-supply of housing in Michigan could take 15 years to absorb; but more resilient markets like
Grand Rapids could recover in 5 years.

Even so, we can still help identify the “best” formats for new residential units, particularly if they:
 Provide residents with quality, housing and new choices in product types and formats
 Improve access of residents to affordable and market-rate housing choices
 Improve access of a growing senior population to housing that meets their unique needs
 Add workers and shoppers within walking distance of office and retail space
 Provide shorter commuting distances for families to public schools, hospitals and services
 Support community vision for a mix of uses that can be knit into the urban fabric
 Diversify the investment risk for developers, lenders and funding agencies
 Help “turn on the lights” within the district to conveying a sense of place and community
 Achieve efficiencies through shared parking, public spaces and infrastructure
 Provide for infill of urban places, thereby suburban sprawl in other parts of the market

With these and related objectives in mind, this section of the “Turn on 28th” Market Strategy
focuses on an assessment of current housing indices, supply and demand; and uses comparisons
between 1, 3 and 5 miles from the City Hall and Kent County to gauge the local market’s tolerance
for additional housing units. The analysis begins with a review of basic market indices with the
following observations and with a caveat that all observations should be qualified as a collective
group. No single observation is intended to imply a clear gap or opportunity:

Tenure; Owner v. Renter

Renter occupancy as a share of total for the market does not change much with increasing distance
from the City Hall (Exhibit D.2). This suggests that residents within 1 mile of City Hall are not
necessarily more likely to be renters, which in turn suggests that new housing products could strive
for a “normal” balance between renter and owner-occupied units.

Units per Building

Regardless of distance from the City Hall, detached houses comprise the vast majority of existing
housing stock (Exhibit D.3). Within 1 and 3 miles of City Hall, the choices among other product
types are particularly limited. This hints at a need to introduce more multi-family housing formats
into the study area.
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Age of Housing Stock

Within 1 mile of City Hall, a disproportionate share of existing housing stock was built between
1950 and 1959. At 3 and 5 miles, the stock is more likely to have been build before 1940 (Exhibits
D.4 and D.5). Perhaps more important, the share of housing stock built since 1990 and within 3
miles of City Hall is disproportionately low, which suggests a need to add more modern housing
choices.

Home Values, Vacancy Rates

Owner-occupied home values generally increase with increasing distance from City Hall, but
vacancy rates generally decrease Exhibits D.6 and D.7). This suggests that local residents are
choosing the most affordable options available. This suggests that new choices among affordable
and “market rate” products would be well received, and would probably have lower than average
vacancy rates.

Assessment of Market Demand

Housing demand within a market can be gauged based on the distribution of households by income
bracket with comparisons between markets. Exhibits D.8 through D.9 demonstrate how the
distribution of households by income shifts from 1 to 5 miles from City Hall. The distribution of
households by income is clearly more moderate closer to City Hall. This suggests that the demand
for affordable and market-rate housing will be higher within 1 mile than within 5 miles.

Renter-Occupied Supply

Exhibits D.12 through D.15 demonstrate the changing shifts among housing stock by value bracket,
and with increasing distance from City Hall. Within 1 mile, a disproportionate share of rental units
are capturing contract rents of $400 to $450, and there are relatively few choices in the $400 to
$450 bracket. Choices in the better rental brackets improve with distance from City Hall. These
results hint at a possible opportunity for infill among affordable rents; plus a need to improve the
market’s competitiveness among better rent brackets.

Owner-Occupied Supply

The last series of charts in the Market Strategy demonstrates the distribution of owner-occupied
housing units by value bracket (Exhibits D.16 through D.19), again with increasing distance from
City Hall. This data shows the most disproportionate results within 1 mile, and points toward a
need for more owner-occupied housing choices in the $125,000 and higher value brackets.
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Section 6 ~ Work Approach

In conducting the work for the “Turn on 28th” Market Strategy, we completed a number of research
and analysis tasks, and additional work may be added as needed during development of the “Turn
on 28th” Subarea Plan. For now, following is a summary of other items weighed in the work
approach and in developing recommendations for the Plan.

Discovery and Experience

We listened to what local stakeholders and community leaders had to say during a mobile tour of
the study area on July 28, 2010; and during one-on-one interviews conducted during the week of
August 23, 2010. We also relied on our local knowledge of the Greater Grand Rapids market
developed during other assignments for private and public sector clients and over the past 10
years.

Field Research and Analysis

We conducted field research, market tours and site visits on several occasions during the spring
and summer of 2010; photographed area amenities, marketing efforts, attractions, vacancies, and
evidence of commercial and real estate activity. We collected an inventory of business and retail
along the 28th Street corridor as well as the vicinities of RiverTown Crossing, Centerpointe Mall, and
the Gaslight Village shopping district.

Site and Location Analysis

We conducted an assessment of the study area’s site and locational attributes, and have weighed
things like for access/egress; terrain, line-of-sights and visibility; marketing efforts; existing land
uses; adjacencies; connectivity with surrounding neighborhoods; connectivity with other shopping
destinations; business clustering and synergies; and myriad related planning and strategic
considerations. These items will all be addressed again when we develop recommendations for the
optimal market strategy.

Trade Area Delineation

We delineated primary and effective trade areas for the project based on the distribution of
population and income throughout the market; the study area’s location relative to highway
connectors; its location relative to competing shopping and regional destinations; and results of an
import-export analysis (Exhibit B.1).
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Market Parameters

We developed demographic parameters for the trade areas that are used to measure resident
expenditure potential, and forecast population, income and total personal income out to 2020. For
perspective, we also included comparisons for Kent, Allegan and Barry Counties (Exhibit B.2).

We also conducted an assessment of other demographic variables like age; educational
attainment; housing tenure, vacancy and values; and lifestyle clusters (Exhibit B.3). In general,
residents within the primary trade area tend to be younger than average for Kent County, are more
likely to be renters; and have lower than average home values. They are also more likely to
classified within the “Harlem Getaway”, “Espaniola”, and “Urban Cliff Climbers and Dwellers”
lifestyle segmentations; and less likely to fall within the “Crème de la Crème” group.

Ethnicity, Ancestry, Language

We delineated smaller levels of geography based on 1, 3 and 5-mile radii from the intersection of
28th Street and Cleveland/Michael Avenues (Exhibit B.5), and conducted an analysis of ethnicity,
ancestry and primary language spoken at home for these radii (Exhibits B.6 and B.7). To provide
some perspective, we also provided comparisons to Kent, Allegan, Barry and Muskegon Counties,
and to primary counties for other benchmark metropolitan areas in Michigan (Exhibits B.8 and B.9).

Other Considerations

Here is a summary of other tasks that were completed during this assignment and that will also be
weighed during development of the Subarea Plan.
 We conducted an assessment of market-wide quality-of-life attributes and regional

amenities, including an inventory of destinations like colleges, vocational schools and health
care facilities.

 We expanded the supply-demand analysis to include additional business categories in the
non-retail, service-based industries; and testing for additional gaps and opportunities.

 We considered local real estate conditions based on the availability of advertised for-rent
and for-sale commercial, retail and office space.

 We reviewed prior work that has been conducted, including prior plans, feasibility studies
and retail market studies.

 We weighed site and locational attributes of the study area and subject properties that are
candidates for significant redevelopment (mainly Roger’s Plaza, Wyoming Village Mall and
Studio 28).

 We reviewed average daily traffic count patterns to and along the 28th Street corridor, and
an assessment of changes in those counts over time.
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Section 7 ~ Consultant Team

This concludes the recommended Market Strategy for the “Turn on 28th” Street Subarea Plan, and
as-of January 2011. Questions regarding this document, including the data, analysis, methodology,
and related next-steps may be addressed to Sharon M. Woods, CRE; Principal of LandUse|USA, LLC.

Sharon M. Woods, MA, MCP
Principal
LandUse|USA, LLC
6971 Westgate Drive
Lake Victoria, MI 48848 (Lansing Area)
SharonWoods@LandUseUSA.com
http://www.LandUseUSA.com
517.290.5531

Questions regarding the 28th Street Subarea Plan; Concepts 1 and 2 (see attached Maps A.1 and
A.2); process and project management related items can be addressed to Mark Miller, AIA of
Nederveld Associates.

Mark Miller, AIA
Project Manager
Nederveld Associates
217 Grandville Ave. SW; Ste. 302
Grand Rapids, MI 49503
MMiller@Nederveld.com
http://www.Nederveld.com
616.575.5190

Questions regarding the facilitation of public input; stakeholder comments; branding and
implementation of the recommended strategy can be addressed to Jay Kilpatrick, AICP of Williams
& Works.

Jay Kilpatrick, AICP
Williams & Works
549 Ottawa NW
Grand Rapids, MI 49503
Williams & Works
Kilpatrick@Williams-Works.com
http://www.Williams-Works.com
616.224.1500
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Exhibit 1.
"Turn on 28th" Subarea Plan

Aggressive and Fast-Track Development Scenarios

Sq. Ft. General Category Description

2030 Fast-Track w/Economic Growth

600,000 Traditional Retail - Recruitment

400,000 Traditional Retail - Relocation

250,000 Traditional Retail - Status Quo

200,000 Other Retail / Small Business - Recruitment

250,000 Other Retail / Small Business - Relocation

420,000 Other Retail / Small Business - Status Quo

300,000 Office Anchors - Recruitment

- Office Anchors - Relocation

100,000 Office Anchors - Status Quo

2,520,000 Total Redevelopment Project

2020 Aggressive w/Partial Economic Recovery

300,000 Traditional Retail - Recruitment

300,000 Traditional Retail - Relocation

350,000 Traditional Retail - Status Quo

100,000 Other Retail / Small Business - Recruitment

200,000 Other Retail / Small Business - Relocation

470,000 Other Retail / Small Business - Status Quo

200,000 Office Anchors - Recruitment

- Office Anchors - Relocation

100,000 Office Anchors - Status Quo

2,020,000 Total Redevelopment Project

2010 Current Year Status Quo; Economic Recession

650,000 Traditional Retail

670,000 Other Retail / Small Business

100,000 Office Anchors

1,420,000 Total Existing, Status Quo

Traditional retail includes general merchandise, furniture, apparel,

and others like sporting goods, office supplies, book stores, etc.

Excludes public sector categories. All figures are estimates.

Excludes auto dealers, repair, service; funeral service;

machine shops; manufacturing; and home repair contractors.



Exhibit A
"Turn on 28th" - Grand Rapids, Michigan
Potential Retail Opportunities

General Merchandise, Services Brands Like…

Business Services FedEx/Kinko's
Branded Car Rental Dollar, Budget Rental
Mail, Packaging Services Mailboxes, Etc.
Sporting Goods Play-It-Again Sports
Computer Supplies Digilink Computers
Veterinarians independents
Day Care Centers Kindercare
Camera, Small Electronics Ritz Camera
Upholstery, Furniture Repair independents
Fabric Warehouse, Outlet independents
Music Store F.Y.E. Entertainment
Home Furnishings Old Time Pottery

Urban Grocery Cross-Shopping Brands Like…

Quality Hispanic Market El Milagro, Sin Fronteras
Moderate European Market GB Russo & Son Internt'l
Asian, Indian Imports Fruits & Leaves Market
Michigan Grown Green Market Horrock's Market

Clothing and Apparel Brands Like…

Men's Apparel Menswear Big & Tall
Men's Apparel Men's Tux Rental
Women's Fashion Values Hennes & Mauritz, Vanity Fair
Women's Fashion Values Loehmann's, Steinmart, Bon Worth
Men's Rugged Wear Carhartt Shoes
General Merchandise Wal-Mart
Women's Ethnic Fashions Clothing Bazaar
Women's Ethnic Fashions Bohemian Closet
Women's Ethnic Boutiques independents
Campus, Student Apparel Urban Outfitters

Source: LandUse|USA, LLC in collaboration with Nederveld Associates; January 2011.
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Exhibit 3.
"Turn on 28th" - City of Wyoming, Michigan
Examples of Candidate Retailers for Recruitment

Turn On 28th Subarea Plan
Minimum Maximum

Sq. Ft. Sq. Ft. Store Names Like…

General Merchandise 120,000 140,000 Wal-Mart, Target
Women's Fashion Values 60,000 90,000 Hennes & Mauritz, Gordmans
Michigan Grown Green Market 60,000 90,000 Horrock's Market
Women's Fashion Values 15,000 25,000 Vanity Fair Outlet (VF)
Hardware 12,000 15,000 Aco (or relo. True Value, Ace)
Fabric Warehouse, Outlet 2,000 8,000 independents
Day Care Centers 6,000 8,000 Kindercare
Work Apparel 2,000 8,000 Carhartt Shoes
Moderate European Market 3,000 8,000 GB Russo & Son Internt'l
Work Apparel 2,000 6,000 Work'N Gear, Uniforms & Scrubs
Women's Ethnic Fashions 2,000 6,000 Bohemian Closet
Women's Ethnic Fashions 2,000 6,000 Clothing Bazaar
Computer Supplies 4,000 6,000 Digilink Computers
Quality Hispanic Market 2,000 6,000 El Milagro, Sin Fronteras
Music Store 4,000 6,000 F.Y.E. Entertainment
Business Services 2,000 6,000 FedEx/Kinko's
Asian, Indian Imports 2,000 6,000 Fruits & Leaves Market
Veterinarians 3,000 6,000 independents
Women's Ethnic Boutiques 2,000 6,000 independents
Men's Apparel 3,000 6,000 Menswear Big & Tall
Camera, Small Electronics 2,000 4,000 Ritz Camera
Upholstery, Furniture Repair 2,000 3,000 independents
Special Occasion Formalwear 2,000 3,000 Men's Tux Rental, Fantastic Finds
Mail, Packaging Services 1,000 2,000 Mailboxes, Etc.
Sporting Goods 1,000 2,000 Play-It-Again Sports
Branded Car Rental 500 1,000 Dollar, Budget Rental

Subtotal - Recruitment Examples 316,500 473,000



Exhibit 4.
"Turn on 28th" - City of Wyoming, Michigan
Candidate Relocations into In-Line Retail Space (examples)

Grocery and Specialty
Rodriguez Supermarket

Specialty Food Stores
ABC Party Supply Store Marges Donut Den Inc
Bagels Bread and Beyond Albertus Koeze Confectionary
Beaners Gourmet Coffee R Bakery
Bosna Express

Florists
Annes Queen Floral Home Town; Stuyvesant Floral
Ask For Plants

Photography Studios
O'Connor Rice Photo Studio Go Ritz Photo LLC

Office Supplies, Electronics, Appliances
Electronic Sound Equipment Business Cards & Stationary
Heritage Music Shop OfficeMax North America Inc
Wolf Electronics Bursma Electronics
Underground Computers Computer Factory Outlet
Radio Shack

Personal Care
CNS Beauty Supply Nuvision Optical
Diplomat Pharmacy Grand Rapids Pearle Vision Inc
General Nutrition CorporationGNC Sally Beauty Supply LLC
Natural Alternative

Source: Deductive assessment by LandUse|USA in collaboration
with Nederveld Associates; September 2010.
Lists are not intended to be all-inclusive; are subject to change;
and any omissions are unintentional.



Exhibit AA.12
"Turn on 28th" - City of Wyoming, Michigan
Candidate Relocations into In-Line Retail Space (examples)

Apparel and Fashion Accessories
Chrissie 44 Creations Nancys Handbags & More
Cw For Positive You T&T Sports Wear Inc
Dots LLC Triple J's Apparel Store
Max 10 Family Fashions Mike Marks Pro Shop
Simply Fashion Stores Ltd K T Leather Designs
Christopher & Banks Romeros Jewelry
Deb Shop Sergio V Jewelry
AJ Wright Rafael Store

Shoe Stores
Famous Footwear Payless Shoesource Inc
ShoemakersShoemakers Cobbleshop
Shoes N More

Sporting Goods, Music, Hobby and Craft
Alger Schwinn Cyclery & Fitness Jo-Ann Stores Inc
Fire House Music Inc; Guitars Quilt Factory
MC Sports Rookies 2 Legends Records
Hobby World Inc

Novelty Stores, Stationary
All Star Sports Cards Inc Helen VenstraSilver & Stuff
Great Northern Gifts J & B Gifts

Pets and Pet Supplies
Casa La Parrot Pet Supplies Plus
Doggie Doos Pet Grooming

Personal Care
Sandless Tanning & Spa Curves For Women

Source: Deductive assessment by LandUse|USA in collaboration
with Nederveld Associates; September 2010.
Lists are not intended to be all-inclusive; are subject to change;
and any omissions are unintentional.
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Exhibit 6.
"Turn on 28th" - City of Wyoming, Michigan
Examples of Candidate Retailers for Retention and/or Relocation

Turn On 28th Subarea Plan

Minimum Maximum
Sq. Ft. Sq. Ft. Store Names Like…

Sports, Music, Hobby, Craft 20,000 40,000 Hobby World Inc

Sports, Music, Hobby, Craft 20,000 35,000 MC Sporting Goods

Apparel, Fashion 15,000 20,000 AJ Wright

Office, Elect., Appliance 12,000 20,000 OfficeMax North America Inc

Specialty Food 4,000 15,000 ABC Party Supply Store

Hardware 6,000 15,000 True Value, Ace Hardware

Personal Care 6,000 14,000 Diplomat Pharmacy Grand Rapids

Office, Elect., Appliance 6,000 12,000 Heritage Music Shop

Sports, Music, Hobby, Craft 6,000 12,000 Fire House Music Inc; Guitars

Apparel, Fashion 6,000 10,000 Max 10 Family Fashions

Apparel, Fashion 6,000 10,000 Simply Fashion Stores Ltd

Apparel, Fashion 4,000 10,000 Mike Marks Pro Shop

Office, Elect., Appliance 4,000 10,000 Bursma Electronics

Office, Elect., Appliance 6,000 10,000 Computer Factory Outlet

Sports, Music, Hobby, Craft 6,000 10,000 Jo-Ann Stores Inc

Apparel, Fashion 6,000 8,000 Deb Shop

Personal Care 2,000 8,000 Sally Beauty Supply LLC

Pets, Supplies 6,000 8,000 Pet Supplies Plus

Apparel, Fashion 2,000 6,000 Chrissie 44 Creations

Apparel, Fashion 2,000 6,000 Cw For Positive You

Apparel, Fashion 4,000 6,000 Dots LLC

Apparel, Fashion 2,000 6,000 T&T Sports Wear Inc

Apparel, Fashion 2,000 6,000 Triple J's Apparel Store

Apparel, Fashion 2,000 6,000 Rafael Store

Office, Elect., Appliance 3,000 6,000 Electronic Sound Equipment

Office, Elect., Appliance 2,000 6,000 Wolf Electronics

Office, Elect., Appliance 3,000 6,000 Underground Computers

Personal Care 2,000 6,000 Natural Alternative

Personal Care 4,000 6,000 Curves For Women

Shoes 2,000 6,000 Famous Footwear

Shoes 2,000 6,000 ShoemakersShoemakers

Shoes 2,000 6,000 Shoes N More

Shoes 2,000 6,000 Payless Shoesource Inc

Specialty Grocery 3,000 6,000 Rodriguez Supermarket

Apparel, Fashion 2,000 4,000 K T Leather Designs

Apparel, Fashion 2,000 4,000 Romeros Jewelry

Apparel, Fashion 2,000 4,000 Sergio V Jewelry

Florists 2,000 4,000 Ask For Plants

Novelty, Stationary 2,000 4,000 Great Northern Gifts

Novelty, Stationary 2,000 4,000 Helen VenstraSilver & Stuff

Novelty, Stationary 2,000 4,000 J & B Gifts

Office, Elect., Appliance 2,000 4,000 Radio Shack

Personal Care 2,000 4,000 CNS Beauty Supply

Personal Care 2,000 4,000 General Nutrition CorporationGNC

Sports, Music, Hobby, Craft 2,000 4,000 Rookies 2 Legends Records

Apparel, Fashion 2,000 3,000 Christopher & Banks

Apparel, Fashion 2,000 3,000 Nancys Handbags & More

Florists 1,000 3,000 Annes Queen Floral

Florists 1,000 3,000 Home Town; Stuyvesant Floral

Novelty, Stationary 1,000 3,000 All Star Sports Cards Inc

Office, Elect., Appliance 1,000 3,000 Business Cards & Stationary

Personal Care 2,000 3,000 Sandless Tanning & Spa

Pets, Supplies 2,000 3,000 Casa La Parrot

Photography 2,000 3,000 O'Connor Rice Photo Studio

Photography 1,000 3,000 Go Ritz Photo LLC

Shoes 1,000 3,000 Cobbleshop

Specialty Food 2,000 3,000 Bagels Bread and Beyond

Specialty Food 2,000 3,000 Beaners Gourmet Coffee

Specialty Food 2,000 3,000 Bosna Express

Sports, Music, Hobby, Craft 2,000 3,000 Alger Schwinn Cyclery & Fitness

Personal Care 1,000 2,000 Nuvision Optical

Personal Care 1,000 2,000 Pearle Vision Inc

Pets, Supplies 1,000 2,000 Doggie Doos Pet Grooming

Specialty Food 1,000 2,000 Marges Donut Den Inc

Specialty Food 1,000 2,000 Albertus Koeze Confectionary

Specialty Food 1,000 2,000 R Bakery

Sports, Music, Hobby, Craft 1,000 2,000 Quilt Factory

Subtotal - Retention Examples 233,000 466,000
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MDOT 2009 Average Daily Traffic Counts
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"The Rapid" Existing Transit Systems Map
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Greater Grand Rapids ­ Wyoming, Michigan

50 and 100 Mile Radius
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TN

MN (5.4°W)

0 8 16 24 32 40

0 14 28 42 56 70

mi
km

Scale 1 : 1,600,000

1" = 25 miles

Sharon
TextBox
Exhibit X.X


Sharon
TextBox
...


Sharon
TextBox
   Exhibit A.0




6^OPIPZ !*.

(&&/ BLZHPR 8HV1 <LTZ 4U[TZ_$ >PJOPNHT

COHXL UM DUZHR

?2;4C 4UKL 4HZLNUX_ 5LYJXPVZPUT >HXQLZ 8HV

**+ 7UUK HTK 3L\LXHNL CZUXLY *-!

**+' 8XUJLX_ CZUXLY *)!

**+'' C[VLXSHXQLZY$ 8XUJLX_ "6^ 4UT\# CZUXLY *(!

**+'( 4UT\LTPLTJL CZUXLY '!

**+( CVLJPHRZ_ 7UUK CZUXLY '!

**+) 3LLX$ FPTL HTK =PW[UX CZUXLY )!

**, 9LHRZO HTK ALXYUTHR 4HXL CZUXLY (!

**,'' AOHXSHTJPLY HTK 5X[N CZUXLY *!

**,'( 4UYSLZPJY$ 3LH[Z_ C[VVRPLY$ ALXM[SL CZUXLY ""

**,') @VZPJHR 8UUKY CZUXLY ""

**,'/ @ZOLX 9LHRZO HTK ALXYUTHR 4HXL CZUXLY ""

-(( 7UUKYLX\PJL HTK 5XPTQPTN ARHJLY .!

-((' 7[RR CLX\PJL BLYZH[XHTZY ""

-((( =PSPZLK CLX\PJL 6HZPTN ARHJLY -!

-(() CVLJPHR 7UUKYLX\PJLY )!

-((* 5XPTQPTN ARHJLY1 2RJUOURPJ 3L\LXHNL &!

CU[XJL0 4RHXPZHY$ ;TJ% (&'&1

2THR_YPY I_ =HTKEYL`EC2 PT JURRHIUXHZPUT ]PZO ?LKLX\LRK 2YYUJPHZLY%



4]NOHOY � �� �

'%%- AKYGOQ 6GU/ ;KSY 2TZSY^# =OINOMGS

BNGWK TL CTYGQ

>082B 2TJK 2GYKMTW^ 3KXIWOUYOTS =GWPKY 6GU

)*' 6KSKWGQ =KWINGSJOXK BYTWKX

)*'& 3KUGWYRKSY BYTWKX 4]IQ <KGXKJ 3KUYX &&!

)*'- ?YNKW 6KSKWGQ =KWINGSJOXK BYTWKX ""

)*'-& EGWKNTZXK 2QZHX GSJ BZUKW BYTWKX ""

)*'-- 0QQ ?YNKW 6KSKWGQ =KWINGSJOXK BYTWKX ""

)), 2QTYNOSM GSJ 2QTYNOSM 0IIKXXTWOKX BYTWKX '%!

)),& 2QTYNOSM BYTWKX &(!

)),&& =KS"X 2QTYNOSM BYTWKX &!

)),&' ETRKS"X 2QTYNOSM BYTWKX +!

)),&( 2NOQJWKSX# 8SLGSYX 2QTYNOSM BYTWKX &!

)),&) 5GROQ^ 2QTYNOSM BYTWKX (!

)),&* 2QTYNOSM 0IIKXXTWOKX BYTWKX %!

)),&- ?YNKW 2QTYNOSM BYTWKX '!

)),' BNTK BYTWKX (!

)),( 9K\KQW^# <ZMMGMK# <KGYNKW 6TTJX BYTWKX (!

)),(& 9K\KQW^ BYTWKX (!

)),(' <ZMMGMK GSJ <KGYNKW 6TTJX BYTWKX &!

))' 5ZWSOYZWK GSJ 7TRK 5ZWSOXNOSMX BYTWKX ""

))'& 5ZWSOYZWK BYTWKX ""

))'' 7TRK 5ZWSOXNOSM BYTWKX &!

))) 1ZOQJOSM =GYKWOGQ# 6GWJKS 4VZOU BYTWKX� ��

)))& 1ZOQJOSM =GYKWOGQ GSJ BZUUQ^ 3KGQKWX ""

)))&& 7TRK 2KSYKWX ""

)))&' @GOSY GSJ EGQQUGUKW BYTWKX ""

)))&( 7GWJ\GWK BYTWKX '!

)))&- ?YNKW 1ZOQJOSM =GYKWOGQX 3KGQKWX ""

)))&-& 1ZOQJOSM =GYKWOGQX# <ZRHKW^GWJX ""

)))' <G\S# 6GWJKS 4VZOURKSY# BZUUQOKX BYTWKX ""

)))'& ?ZYJTTW @T\KW 4VZOURKSY BYTWKX ""

)))'' >ZWXKW^ GSJ 6GWJKS 2KSYKWX &!

BTZWIK. 2QGWOYGX# 8SI$ '%&%/

0SGQ^XOX H^ <GSJDXK_DB0 OS ITQQGHTWGYOTS \OYN >KJKW[KQJ 0XXTIOGYKX$



2ZKLELV � �� �

'%%+ >HVDLN 4DR- 7HPV 0QWPV[" 9LFKLJDP

?KDTH QI @QVDN

;.60? 0QGH 0DVHJQT[ 1HUFTLRVLQP 9DTMHV 4DR

)*& ?RQTVLPJ 4QQGU" 5QEE[" /QQM" 9WULF ?VQTHU ""

)*&& ?RQTVPJ 4QQGU" 5QEE[" 9WULFDN 6PUV ?VQTHU ""

)*&&& ?RQTVLPJ 4QQGU ?VQTHU ""

)*&&' 5QEE[" @Q[U DPG 4DOHU ?VQTHU (!

)*&&( ?HY$;HHGNHYQTM$=LHFH 4QQGU ?VQTHU ""

)*&&) 9WULFDN 6PUVTWOHPV DPG ?WRRNLHU ?VQTHU ""

)*&' /QQM" =HTLQGLFDN DPG 9WULF ?VQTHU ""

)*&'& /QQM ?VQTHU DPG ;HYU 1HDNHTU ""

)*&'&& /QQM ?VQTHU ""

)*&'&' ;HYU 1HDNHTU DPG ;HYUUVDPGU %!

)*&'' =THTHFQTGHG @DRHU" 01U" >HFQTG ?VQTHU ""

))( 2NHFVTQPLFU DPG .RRNLDPFH ?VQTHU ""

))(&& .RRNLDPFHU" @BU" 2NHFVTQPLFU ?VQTHU ""

))(&&& 5QWUHKQNG .RRNLDPFHU ?VQTHU ""

))(&&' >DGLQ" @HNHXLULQP" 2NHFVTQPLFU ?VQTHU ""

))(&' 0QORWVHT DPG ?QIVYDTH ?VQTHU ""

))(&( 0DOHTD DPG =KQVQJTDRKLF 2SWLROHPV ?VQTHU %!

))& 9QVQT BHKLFNH DPG =DTVU 1HDNHTU ""

))&& .WVQOQVLXH 1HDNHTU '!

))&' <VKHT 9QVQT BHKLFNH 1HDNHTU ""

))&( .WVQOQVLXH =DTVU$.FFUTU" @LTH ?VQTHU ""

)*( 9LUFHNNDPHQWU ?VQTH >HVDLNHTU &!

)*(& 3NQTLUVU

)*(' <IILFH ?WRRNLHU" ?VDVLQPHT[" 4LIV ?VQTHU &!

)*('& <IILFH ?WRRNLHU DPG ?VDVLQPHT[ ?VQTHU %!

)*('' 4LIV" ;QXHNV[ DPG ?QWXHPLT ?VQTHU &!

)*(( AUHG 9HTFKDPGLUH ?VQTHU ""

)*(+ <VKHT 9LUFHNNDPHQWU ?VQTH >HVDLNHTU &!

)*) ;QP ?VQTH >HVDLNHTU ""

)*)& 2NHFVTQPLF ?KQRRLPJ" 9DLN <TGHT 5QWUHU ""

)*)' BHPGLPJ 9DFKLPH <RHTDVQTU ""

)*)( 1LTHFV ?HNNLPJ 2UVDENLUKOHPVU ""

?QWTFH, 0NDTLVDU" 6PF# '%&%-

.PDN[ULU E[ 8DPGAUH\A?. LP FQNNDEQTDVLQP YLVK ;HGHTXHNG .UUQFLDVHU#



Exhibit A.4
"Turn on 28th" - City of Wyoming, Michigan
Examples of Candidate Retailers for Retention and/or Relocation

Turn On 28th Subarea Plan

Minimum Maximum
Sq. Ft. Sq. Ft. Store Names Like…

Sports, Music, Hobby, Craft 20,000 40,000 Hobby World Inc

Sports, Music, Hobby, Craft 20,000 35,000 MC Sporting Goods

Apparel, Fashion 15,000 20,000 AJ Wright

Office, Elect., Appliance 12,000 20,000 OfficeMax North America Inc

Specialty Food 4,000 15,000 ABC Party Supply Store

Hardware 6,000 15,000 True Value, Ace Hardware

Personal Care 6,000 14,000 Diplomat Pharmacy Grand Rapids

Office, Elect., Appliance 6,000 12,000 Heritage Music Shop

Sports, Music, Hobby, Craft 6,000 12,000 Fire House Music Inc; Guitars

Apparel, Fashion 6,000 10,000 Max 10 Family Fashions

Apparel, Fashion 6,000 10,000 Simply Fashion Stores Ltd

Apparel, Fashion 4,000 10,000 Mike Marks Pro Shop

Office, Elect., Appliance 4,000 10,000 Bursma Electronics

Office, Elect., Appliance 6,000 10,000 Computer Factory Outlet

Sports, Music, Hobby, Craft 6,000 10,000 Jo-Ann Stores Inc

Apparel, Fashion 6,000 8,000 Deb Shop

Personal Care 2,000 8,000 Sally Beauty Supply LLC

Pets, Supplies 6,000 8,000 Pet Supplies Plus

Apparel, Fashion 2,000 6,000 Chrissie 44 Creations

Apparel, Fashion 2,000 6,000 Cw For Positive You

Apparel, Fashion 4,000 6,000 Dots LLC

Apparel, Fashion 2,000 6,000 T&T Sports Wear Inc

Apparel, Fashion 2,000 6,000 Triple J's Apparel Store

Apparel, Fashion 2,000 6,000 Rafael Store

Office, Elect., Appliance 3,000 6,000 Electronic Sound Equipment

Office, Elect., Appliance 2,000 6,000 Wolf Electronics

Office, Elect., Appliance 3,000 6,000 Underground Computers

Personal Care 2,000 6,000 Natural Alternative

Personal Care 4,000 6,000 Curves For Women

Shoes 2,000 6,000 Famous Footwear

Shoes 2,000 6,000 ShoemakersShoemakers

Shoes 2,000 6,000 Shoes N More

Shoes 2,000 6,000 Payless Shoesource Inc

Specialty Grocery 3,000 6,000 Rodriguez Supermarket

Apparel, Fashion 2,000 4,000 K T Leather Designs

Apparel, Fashion 2,000 4,000 Romeros Jewelry

Apparel, Fashion 2,000 4,000 Sergio V Jewelry

Florists 2,000 4,000 Ask For Plants

Novelty, Stationary 2,000 4,000 Great Northern Gifts

Novelty, Stationary 2,000 4,000 Helen VenstraSilver & Stuff

Novelty, Stationary 2,000 4,000 J & B Gifts

Office, Elect., Appliance 2,000 4,000 Radio Shack

Personal Care 2,000 4,000 CNS Beauty Supply

Personal Care 2,000 4,000 General Nutrition CorporationGNC

Sports, Music, Hobby, Craft 2,000 4,000 Rookies 2 Legends Records

Apparel, Fashion 2,000 3,000 Christopher & Banks

Apparel, Fashion 2,000 3,000 Nancys Handbags & More

Florists 1,000 3,000 Annes Queen Floral

Florists 1,000 3,000 Home Town; Stuyvesant Floral

Novelty, Stationary 1,000 3,000 All Star Sports Cards Inc

Office, Elect., Appliance 1,000 3,000 Business Cards & Stationary

Personal Care 2,000 3,000 Sandless Tanning & Spa

Pets, Supplies 2,000 3,000 Casa La Parrot

Photography 2,000 3,000 O'Connor Rice Photo Studio

Photography 1,000 3,000 Go Ritz Photo LLC

Shoes 1,000 3,000 Cobbleshop

Specialty Food 2,000 3,000 Bagels Bread and Beyond

Specialty Food 2,000 3,000 Beaners Gourmet Coffee

Specialty Food 2,000 3,000 Bosna Express

Sports, Music, Hobby, Craft 2,000 3,000 Alger Schwinn Cyclery & Fitness

Personal Care 1,000 2,000 Nuvision Optical

Personal Care 1,000 2,000 Pearle Vision Inc

Pets, Supplies 1,000 2,000 Doggie Doos Pet Grooming

Specialty Food 1,000 2,000 Marges Donut Den Inc

Specialty Food 1,000 2,000 Albertus Koeze Confectionary

Specialty Food 1,000 2,000 R Bakery

Sports, Music, Hobby, Craft 1,000 2,000 Quilt Factory

Subtotal - Retention Examples 233,000 466,000
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Exhibit A.5
"Turn on 28th" - City of Wyoming, Michigan
Examples of Candidate Retailers for Recruitment

Turn On 28th Subarea Plan
Minimum Maximum

Sq. Ft. Sq. Ft. Store Names Like…

General Merchandise 120,000 140,000 Wal-Mart, Target
Women's Fashion Values 60,000 90,000 Hennes & Mauritz, Gordmans
Michigan Grown Green Market 60,000 90,000 Horrock's Market
Women's Fashion Values 15,000 25,000 Vanity Fair Outlet (VF)
Hardware 12,000 15,000 Aco (or relo. True Value, Ace)
Fabric Warehouse, Outlet 2,000 8,000 independents
Day Care Centers 6,000 8,000 Kindercare
Work Apparel 2,000 8,000 Carhartt Shoes
Moderate European Market 3,000 8,000 GB Russo & Son Internt'l
Work Apparel 2,000 6,000 Work'N Gear, Uniforms & Scrubs
Women's Ethnic Fashions 2,000 6,000 Bohemian Closet
Women's Ethnic Fashions 2,000 6,000 Clothing Bazaar
Computer Supplies 4,000 6,000 Digilink Computers
Quality Hispanic Market 2,000 6,000 El Milagro, Sin Fronteras
Music Store 4,000 6,000 F.Y.E. Entertainment
Business Services 2,000 6,000 FedEx/Kinko's
Asian, Indian Imports 2,000 6,000 Fruits & Leaves Market
Veterinarians 3,000 6,000 independents
Women's Ethnic Boutiques 2,000 6,000 independents
Men's Apparel 3,000 6,000 Menswear Big & Tall
Camera, Small Electronics 2,000 4,000 Ritz Camera
Upholstery, Furniture Repair 2,000 3,000 independents
Special Occasion Formalwear 2,000 3,000 Men's Tux Rental, Fantastic Finds
Mail, Packaging Services 1,000 2,000 Mailboxes, Etc.
Sporting Goods 1,000 2,000 Play-It-Again Sports
Branded Car Rental 500 1,000 Dollar, Budget Rental

Subtotal - Recruitment Examples 316,500 473,000
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 �� � � � � � � �� �� � � NTJFS

8FNT 8FNT 8BLBMBZOO 8BLBMBZOO 7NHIBM 7NHIBM ?BHJNBW ?BHJNBW

2OUNTY 2OUNTY 2OUNTY 2OUNTY 2OUNTY 2OUNTY 2OUNTY 2OUNTY

<072?"' 2BTFHORY 3FSDRJPTJON 7MPORT 4XPORT 7MPORT 4XPORT 7MPORT 4XPORT 7MPORT 4XPORT

(() 5OOE BNE CFVFRBHF STORFS "" %&! "" &'! "" ,! %! ""

((% ;OTOR VFIJDLF BNE PBRTS EFBLFRS "" %(! "" &$! "" *! %&! ""

((' 4LFDTRONJDS BNE BPPLJBNDFS ($! "" '&! "" +! "" ')! ""

((& 5URNJTURF BNE IOMF GURNJSIJNHS ',! "" %(! "" "" -! ))! ""

()% ?PORTJNH HOOES" IOCCY" COOK" MUSJD '*! "" '(! "" )%! "" '*! ""

()& 6FNFRBL MFRDIBNEJSF" EFPT# STORFS &*! "" "" "" &&! "" &'! ""

((, 2LOTIJNH BNE DLOTIJNH BDDFSSORJFS &(! "" %(! "" %%! "" *&! ""

((( 1EH# MBTFRJBLS" HBREFN FQUJPMFNT %+! "" %-! "" ,! "" &&! ""

?OURDF. @NEFRLYJNH EBTB CY TIF %--$" &$$$ =OPULBTJON 2FNSUS/ &$$+ 4DONOMJD 2FNSUS/ 3FMOHRBPIJDS<OW CY 0LTFRYX#

7JMPORT JS MFBSURFE BS B SIBRF OG TRBNSBDTFE RFTBJL SBLFS/ FXPORT JS MFBSURFE BS B SIBRF OG RFSJEFNT FXPFNEJTURF POTFNTJBL#

9BNE@SF[@?0 JN DOLLBCORBTJON WJTI <FEFRVFLE 0SSODJBTFS/ 0UHUST &$%$#
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7^NOHOZ 3&, ;OMNR_ BXKROSOTGX_

)''. EXGTYGIZKJ CKZGOR DGRKY GTJ FVYOJK���=KTZ 5U[TZ_% ?OINOMGT @UZ LUX 9KTKXGR 6OYZXOH[ZOUT

CKVUXZKJ EXGTYGIZKJ CKVUXZKJ DGRKY VKX EXGTYGIZKJ 3IZ[GR ?G^OS[S ?G^OS[S

@U& UL DGRKY @U& UL 7YZGHR& DGRKY VKX ?GXQKZ FVYOJK @U& UL

@3<5D"* 5GZKMUX_ 6KYIXOVZOUT 7YZGH& #!'''$ 7SVRU_KKY #!?OR&$ 5GVOZG DNGXK #!?OR&$ 3TINUXY

BXOSGX_ AVVUXZ[TOZOKY

++/ 5RUZNOTM GTJ IRUZNOTM GIIKYYUXOKY )/' *0.%0)' *%-,' !(&+ !--( *&'" !)''&' -

++, 8UUJ GTJ HK\KXGMK YZUXKY *'* -/,%*(, *%,/' !)&* !(%(*/ ,&)" !(,'&' -

+,) 9KTKXGR SKXINGTJOYK% JKVZ& YZUXKY (') (%..)%-** /%()+ !(.&+ !)%0+* (*&," !.,&' )

DKIUTJGX_ AVVUXZ[TOZOKY

++) 8[XTOZ[XK GTJ NUSK L[XTOYNOTMY (*- ),)%*/+ (%))/ !(&0 !+(0 (&0" !+&' (

++( ?UZUX \KNOIRK GTJ VGXZY JKGRKXY )). (%(')%'/0 *%()/ !+&0 !(%/*' /&+" !('&' (

+,( DVUXZOTM MUUJY% NUHH_% HUUQ% S[YOI (*) )*/%)*) (%0-. !(&/ !*0- (&/" !+&' (

+++ 4JM& SGZKXOGRY% MGXJKT KW[OVSKTZ (.- -))%+,/ )%000 !*&, !(%'** +&." !.&' (

++* 7RKIZXUTOIY GTJ GVVROGTIKY ((* *(*%',* (%*/. !)&/ !,)' )&+" !-&' (

DU[XIK1 FTJKXR_OTM JGZG H_ ZNK (00'% )''' BUV[RGZOUT 5KTY[Y2 )''. 7IUTUSOI 5KTY[Y2 6KSUMXGVNOIY@U] H_ 3RZKX_^&

3TGR_YOY GTJ Y[HPKIZO\K% NOMNR_ VXKROSOTGX_ KYZOSGZKY UL UVVUXZ[TOZ_ JK\KRUVKJ H_

>GTJFYK`FD3 OT IURRGHUXGZOUT ]OZN @KJKX\KRJ 3YYUIOGZKY2 3[M[YZ )'('&
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7[KLELW � �� �

)''. AUDQVDFWHG ?HWDLO @DOHV���@WDWH RI <LFKLJDQ

?HSRUWHG AUDQVDFWHG ?HSRUWHG @DOHV SHU AUDQVDFWHG 3FWXDO

=R& RI @DOHV =R& RI 7VWDEO& @DOHV SHU <DUNHW

5DWHJRU\ 6HVFULSWLRQ 7VWDE& #!'''$ 7PSOR\HHV #!<LO&$ 5DSLWD @KDUH

++/ 5ORWKLQJ DQG FORWKLQJ DFFHVVRULHV +%,,/ !,%(),%+./ +,%**( !(&( !,(( )&*"

++, 8RRG DQG EHYHUDJH VWRUHV ,%/'( !(*%',(%/.+ .-%-') !)&) !(%*'( ,&0"

+,) 9HQHUDO PHUFKDQGLVH% GHSW& VWRUHV (%.+- !))%',*%-(+ (',%0*. !()&- !)%(00 ('&'"

++) 8XUQLWXUH DQG KRPH IXUQLVKLQJV (%.,' !)%-)/%,,0 (,%(/. !(&, !)-) (&)"

++( <RWRU YHKLFOH DQG SDUWV GHDOHUV +%')* !)(%-.)%)+/ +/%0-' !,&+ !)%(-( 0&/"

+,( @SRUWLQJ JRRGV% KREE\% ERRN% PXVLF (%/0- !)%,+0%'/, )(%*(/ !(&* !),+ (&)"

+++ 4GJ& PDWHULDOV% JDUGHQ HTXLSPHQW *%(,. !/%--*%)., +(%.)( !)&. !/-+ *&0"

++* 7OHFWURQLFV DQG DSSOLDQFHV (%.*, !*%(-*%-0* (,%+(- !(&/ !*(, (&+"

@RXUFH1 BQGHUO\LQJ GDWD E\ WKH (00'% )''' >RSXODWLRQ 5HQVXV2 )''. 7FRQRPLF 5HQVXV2 6HPRJUDSKLFV=RZ E\ 3OWHU\[&

3QDO\VLV DQG VXEMHFWLYH% KLJKO\ SUHOLPLQDU\ HVWLPDWHV RI RSSRUWXQLW\ GHYHORSHG E\

;DQGBVH]B@3 LQ FROODERUDWLRQ ZLWK =HGHUYHOG 3VVRFLDWHV2 3XJXVW )'('&
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7\LMFMX � �� �

)''. BVERWEGXIH @IXEMP AEPIW���;EPEQE^SS ERH 5EPLSYR #4EXXPI 5VIIO$ 5SYRXMIW

@ITSVXIH BVERWEGXIH @ITSVXIH AEPIW TIV BVERWEGXIH 3GXYEP

>S& SJ AEPIW >S& SJ 7WXEFP& AEPIW TIV =EVOIX

5EXIKSV] 6IWGVMTXMSR���;EPEQE^SS 5SYRX] 7WXEF& #!'''$ 7QTPS]IIW #!=MP&$ 5ETMXE ALEVI

++/ 5PSXLMRK ERH GPSXLMRK EGGIWWSVMIW ()( !(+-%*+- (%,0+ !(&) !,0) )&."

++, 8SSH ERH FIZIVEKI WXSVIW ()+ !)+-%)*, (%.0. !)&' !00, +&,"

+,) 9IRIVEP QIVGLERHMWI% HITX& WXSVIW +(

++) 8YVRMXYVI ERH LSQI JYVRMWLMRKW +0 !.+%/0' +-- !(&, !*'* (&+"

++( =SXSV ZILMGPI ERH TEVXW HIEPIVW 0, !+)/%(-. (%*(/ !+&, !(%.*( .&0"

+,( ATSVXMRK KSSHW% LSFF]% FSSO% QYWMG +0 !0+%.*) 0(* !(&0 !*/* (&."

+++ 4HK& QEXIVMEPW% KEVHIR IUYMTQIRX /( !)-)%.,0 (%))- !*&) !(%'-) +&/"

++* 7PIGXVSRMGW ERH ETTPMERGIW +) !((*%-'' +,/ !)&. !+,0 )&("

@ITSVXIH BVERWEGXIH @ITSVXIH AEPIW TIV BVERWEGXIH 3GXYEP

>S& SJ AEPIW >S& SJ 7WXEFP& AEPIW TIV =EVOIX

5EXIKSV] 6IWGVMTXMSR���5EPLSYR 5SYRX] 7WXEF& #!'''$ 7QTPS]IIW #!=MP&$ 5ETMXE ALEVI

++/ 8YVRMXYVI ERH LSQI JYVRMWLMRKW -, !*0%+.+ +-, !'&- !)// (&,"

++, 7PIGXVSRMGW ERH ETTPMERGIW -' !('-%*/, (%'') !(&/ !..- +&'"

+,) 4HK& QEXIVMEPW% KEVHIR IUYMTQIRX *) !*/0%)., (%0/, !()&) !)%/+' (+&-"

++) 8SSH ERH FIZIVEKI WXSVIW )- !),%.*+ (// !(&' !(// (&'"

++( =SXSV ZILMGPI ERH TEVXW HIEPIVW .' !*+/%+/) /(0 !,&' !)%,+* (*&("

+,( 5PSXLMRK ERH GPSXLMRK EGGIWWSVMIW )/ !)-%,)0 ).. !'&0 !(0+ (&'"

+++ ATSVXMRK KSSHW% LSFF]% FSSO% QYWMG +/ !())%')( ,// !)&, !/0' +&-"

++* 9IRIVEP QIVGLERHMWI% HITX& WXSVIW ). !+(%++- )*' !(&, !*') (&-"

ASYVGI1 CRHIVP]MRK HEXE F] XLI (00'% )''' ?STYPEXMSR 5IRWYW2 )''. 7GSRSQMG 5IRWYW2 6IQSKVETLMGW>S[ F] 3PXIV]\&

3REP]WMW ERH WYFNIGXMZI% LMKLP] TVIPMQMREV] IWXMQEXIW SJ STTSVXYRMX] HIZIPSTIH F]

<ERHCWI_CA3 MR GSPPEFSVEXMSR [MXL >IHIVZIPH 3WWSGMEXIW2 3YKYWX )'('&
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7\LMFMX � �� �

)''. BVERWEGXIH @IXEMP AEPIW���;RKLEQ 5SYRX] #<ERWMRK$

@ITSVXIH BVERWEGXIH @ITSVXIH AEPIW TIV BVERWEGXIH 3GXYEP

>S& SJ AEPIW >S& SJ 7WXEFP& AEPIW TIV =EVOIX

5EXIKSV] 6IWGVMTXMSR 7WXEF& #!'''$ 7QTPS]IIW #!=MP&$ 5ETMXE ALEVI

++/ 5PSXLMRK ERH GPSXLMRK EGGIWWSVMIW (+- !(,,%)', (%.++ !(&( !,,, )&-"

++, 8SSH ERH FIZIVEKI WXSVIW (+( !*)*%+,/ )%)+, !)&* !(%(,- ,&+"

+,) 9IRIVEP QIVGLERHMWI% HITX& WXSVIW +* !.-(%(*/ *%+/' !(.&. !)%.(0 ()&/"

++) 8YVRMXYVI ERH LSQI JYVRMWLMRKW +( !-+%+-- *,' !(&- !)*' (&("

++( =SXSV ZILMGPI ERH TEVXW HIEPIVW ('+ !,+,%,/0 (%+'0 !,&) !(%0+0 0&("

+,( ATSVXMRK KSSHW% LSFF]% FSSO% QYWMG -' !(*0%,'+ (%)-, !)&* !+0/ )&*"

+++ 4HK& QEXIVMEPW% KEVHIR IUYMTQIRX -0 !),+%.,) (%(-/ !*&. !0(' +&*"

++* 7PIGXVSRMGW ERH ETTPMERGIW ,( !0(%-0' ,(. !(&/ !*)/ (&,"

ASYVGI1 CRHIVP]MRK HEXE F] XLI (00'% )''' ?STYPEXMSR 5IRWYW2 )''. 7GSRSQMG 5IRWYW2 6IQSKVETLMGW>S[ F] 3PXIV]\&

3REP]WMW ERH WYFNIGXMZI% LMKLP] TVIPMQMREV] IWXMQEXIW SJ STTSVXYRMX] HIZIPSTIH F]

<ERHCWI^CA3 MR GSPPEFSVEXMSR [MXL >IHIVZIPH 3WWSGMEXIW2 3YKYWX )'('&
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7[KLELW !*6

)''. AUDQVDFWHG ?HWDLO @DOHV���@DJLQDZ 5RXQW\

?HSRUWHG AUDQVDFWHG ?HSRUWHG @DOHV SHU AUDQVDFWHG 3FWXDO

=R& RI @DOHV =R& RI 7VWDEO& @DOHV SHU <DUNHW

5DWHJRU\ 6HVFULSWLRQ 7VWDE& #!'''$ 7PSOR\HHV #!<LO&$ 5DSLWD @KDUH

++/ 5ORWKLQJ DQG FORWKLQJ DFFHVVRULHV (00 !)+,%)// )%',/ !(&) !(%)'( -&("

++, 8RRG DQG EHYHUDJH VWRUHV (*( !)*.%0(, (%,*' !(&/ !(%(-, ,&0"

+,) 9HQHUDO PHUFKDQGLVH% GHSW& VWRUHV +- !,(0%))* )%.., !((&* !)%,+* (*&'"

++) 8XUQLWXUH DQG KRPH IXUQLVKLQJV ,0 !('+%-.+ .(. !(&/ !,(* )&-"

++( <RWRU YHKLFOH DQG SDUWV GHDOHUV 00 !++-%)0- (%)-/ !+&, !)%(/- ((&("

+,( @SRUWLQJ JRRGV% KREE\% ERRN% PXVLF ,( !.(%.0* -(/ !(&+ !*,) (&/"

+++ 4GJ& PDWHULDOV% JDUGHQ HTXLSPHQW .. !)'(%+.* 0*, !)&- !0/. ,&'"

++* 7OHFWURQLFV DQG DSSOLDQFHV *) !/.%),/ *0+ !)&. !+). )&)"

@RXUFH1 BQGHUO\LQJ GDWD E\ WKH (00'% )''' >RSXODWLRQ 5HQVXV2 )''. 7FRQRPLF 5HQVXV2 6HPRJUDSKLFV=RZ E\ 3OWHU\[&

3QDO\VLV DQG VXEMHFWLYH% KLJKO\ SUHOLPLQDU\ HVWLPDWHV RI RSSRUWXQLW\ GHYHORSHG E\

;DQGBVH]B@3 LQ FROODERUDWLRQ ZLWK =HGHUYHOG 3VVRFLDWHV2 3XJXVW )'('&
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4ZLMFMV 0#%$

0QEO[UMU RJ 1WUMQIUU 7QXIQVRT[���&,VL AVTIIV X# 9IQV 2RWQV[

9IQV 2RWQV[" <MGLMKEQ BWTQ RQ &,VL���' <MOI @MQK BWTQ RQ &,VL���?TMPET[ BTEHI 0TIE

4UVEFOMULPIQVU 4PSOR[IIU 4UVEFOMULPIQVU 4PSOR[IIU 4UVEFOMULPIQVU 4PSOR[IIU

=072A"( ?@7<0@D >SSRTVWQMVMIU =R# ALETI =R# ALETI =R# ALETI =R# ALETI =R# ALETI =R# ALETI

2ORVLMQK EQH 0GGIUURTMIU

((,% 2ORVLMQK AVRTIU %$+ *#&! %",'% '#'! & $#,! %( $#'! ($ +#)! +,' (#,!

((,& ALRI AVRTIU &* %#)! &,* $#)! % $#(! %& $#&! %' &#(! %$) $#*!

((,' 8IYIOT[" ;WKKEKI" EQH ;IEVLIT 5RRHU &- %#+! &+( $#)! % $#(! * $#%! %& &#'! %$' $#*!

5IQITEO <ITGLEQHMUI" 3ISV# AVRTIU

()&% <EUU <ITGLEQVU" 3MUGRWQV" 3ISV# AVRTIU (+ &#+! %&"&&$ &%#+! % $#(! &$ $#(! %+ '#&! &"))% %)#+!

()&- >VLIT 5IQITEO <ITGLEQHMUI AVRTIU ') &#$! *+$ %#&! , '#$! ,, %#*! %$ %#-! %&& $#+!

ASRTVMQK 5RRHU" 6RFF[" 1RRN" <WUMG

()%% ASRTVMQK 5RRHU" 6RFF[" <WUMG 7QUV# )( '#%! %"&&% &#&! * &#'! )* %#$! %* '#$! &*- %#+!

()%& 1RRN" ?ITMRHMGEO" EQH <WUMG AVRTIU &, %#*! )+% %#$! % $#(! + $#%! ) $#-! %$) $#*!

ARWTGI. CQHITO[MQK HEVE STRXMHIH F[ 3IPRKTESLMGU=RY F[ 0OVIT[Z/ EQEO[UMU EQH GRQGOWUMRQU F[ ;EQHCUI\CA0 MQ GROOEFRTEVMRQ YMVL =IHITXIOH 0UURGMEVIU/ 0WKWUV &$%$#

Sharon
TextBox
Exhibit A.12




4\NOHOX 0#%%

0RGP]WOW SL 1YWORKWW 8RZKRXSV]���&,XN AXVKKX Z# 9KRX 2SYRX]

9KRX 2SYRX]" <OINOMGR BYVR SR &,XN���' <OPK @ORM BYVR SR &,XN���?VOQGV] BVGJK 0VKG

4WXGHPOWNQKRXW 4QTPS]KKW 4WXGHPOWNQKRXW 4QTPS]KKW 4WXGHPOWNQKRXW 4QTPS]KKW

=082A"( A42>=30@F >TTSVXYROXOKW =S# ANGVK =S# ANGVK =S# ANGVK =S# ANGVK =S# ANGVK =S# ANGVK

5SSJ GRJ 1KZKVGMK AXSVKW

(()% 6VSIKV] AXSVKW %&% +#$! ("$$+ +#%! &) -#(! )() %$#&! (( ,#'! %"*+* %$#'!

(()& ATKIOGPX] 5SSJ AXSVKW ', &#&! )+) %#$! ' %#%! *, %#'! %% &#%! %*% %#$!

(()' 1KKV" EORK" GRJ ;OUYSV AXSVKW %( $#,! %$' $#&! ( %#)! '' $#*! * %#%! (+ $#'!

5YVROXYVK GRJ 7SQK 5YVROWNORMW

((&% 5YVROXYVK AXSVKW &- %#+! *,' %#&! ( %#)! +* %#(! + %#'! -, $#*!

((&& 7SQK 5YVROWNORMW AXSVKW '& %#-! ))+ %#$! ' %#%! ++ %#(! %$ %#-! &+% %#+!

<SXSV DKNOIPK GRJ ?GVXW 3KGPKVW

((%% 0YXSQSHOPK 3KGPKVW *% '#)! &",&( )#$! %% (#%! )-, %%#&! &$ '#,! -+$ *#$!

((%& >XNKV <SXSV DKNOIPK 3KGPKVW %+ %#$! '-) $#+! ' %#%! && $#(! + %#'! -+ $#*!

((%' 0YXSQSXOZK ?GVXW" 0IIKWWSVOKW" BOVKW *) '#,! %"&,% &#'! &$ +#)! (&' +#-! &, )#'! )%) '#&!

1YOPJORM <GXKVOGPW" 6GVJKR 4UYOTQKRX

(((% 1YOPJORM <GXKVOGP GRJ AYTTPOKW 3KGPKVW -$ )#&! &"-'% )#&! &$ +#)! &*) (#-! &+ )#%! %"%+& +#&!

(((& ;G[R GRJ 6GVJKR 4UYOTQKRX" AYTTPOKW %+ %#$! '&& $#*! & $#,! ++ %#(! & $#(! ++ $#)!

4PKIXVSROIW GRJ 0TTPOGRIKW

(('% 4PKIXVSROIW GRJ 0TTPOGRIK AXSVKW )+ '#'! %"%(- &#$! , '#$! &%) (#$! %( &#*! '*, &#'!

ASYVIK. CRJKVP]ORM JGXG TVSZOJKJ H] 3KQSMVGTNOIW=S[ H] 0PXKV]\/ GRGP]WOW GRJ ISRIPYWOSRW H] ;GRJCWK^CA0 OR ISPPGHSVGXOSR [OXN =KJKVZKPJ 0WWSIOGXKW/ 0YMYWX &$%$#
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6^OPIPZ 2%'(

2THR_YPY UM 3[YPTLYY ;T\LTZUX_���(.ZO CZXLLZ \% <LTZ 4U[TZ_

<LTZ 4U[TZ_$ >PJOPNHT D[XT UT (.ZO���) >PRL BPTN D[XT UT (.ZO���AXPSHX_ DXHKL 2XLH

6YZHIRPYOSLTZY 6SVRU_LLY 6YZHIRPYOSLTZY 6SVRU_LLY 6YZHIRPYOSLTZY 6SVRU_LLY

?2;4C"* @ZOLX 4HZLNUXPLY "ZU IL ZLYZLK# ?U% COHXL ?U% COHXL ?U% COHXL ?U% COHXL ?U% COHXL ?U% COHXL

-('' DXH\LRLX 2JJUSSUKHZPUT ,. )%/! ($./- +%'! , (%)! ('. *%'! ') (%*! *.& (%/!

-((' 7[RR"CLX\PJL BLYZH[XHTZY (&- '(%&! /$''+ ',%(! () .%,! /&- ',%/! ,' ''%+! ($.-. '-%-!

-((( =PSPZLK"CLX\PJL 6HZPTN ARHJLY ((& '(%.! +$*)& /%-! )& ''%)! +/( ''%&! -& ')%(! '$*)- .%.!

-(() CVLJPHR 7UUK CLX\PJLY (& '%(! *-* &%.! ) '%'! +( '%&! , '%'! '+* &%/!

-((* 5XPTQPTN ARHJLY "2RJUOURPJ 3L\LXHNLY# ++ )%(! .+( '%+! - (%,! .& '%+! . '%+! '-' '%&!

**,' 9LHRZO HTK ALXYUTHR 4HXL CZUXLY /+ +%+! '$//) )%+! '* +%)! ()/ *%+! )+ ,%,! ,(& )%.!

**-' 8HYURPTL CZHZPUTY -* *%)! .') '%*! ') *%/! '&* '%/! () *%)! )(( (%&!

*+)' 7RUXPYZY ') &%.! (). &%*! ( &%.! '&- (%&! ) &%,! '') &%-!

*+)) EYLK >LXJOHTKPYL CZUXLY (& '%(! )'- &%,! , (%)! +- '%'! '& '%/! '++ '%&!

*+)/ @ZOLX >PYJLRRHTLU[Y CZUXL BLZHPRLXY +/ )%*! .(, '%+! ') *%/! ''( (%'! (* *%+! ((( '%*!

*+*( FLTKPTN >HJOPTL @VLXHZUXY , &%)! .) &%'! ' &%*! )) &%,! ' &%(! )) &%(!

*+*) 5PXLJZ CLRRPTN 6YZHIRPYOSLTZY - &%*! -/ &%'! ' &%*! - &%'! ' &%(! - &%&!

*+)( @MMPJL C[VVRPLY$ CZHZPUTLX_$ HTK 8PMZ CZUXLY *) (%+! -.( '%*! * '%+! *( &%.! '+ (%.! '/) '%(!

+'(' >UZPUT APJZ[XL HTK FPKLU ;TK[YZXPLY ' &%'! . &%&! ' &%*! . &%'! ' &%(! . &%&!

+)'' =LYYUXY UM BLHR 6YZHZL * &%(! /+ &%(! ( &%.! ,* '%(! ( &%*! ,* &%*!

,(*) FUJHZPUTHR BLOHIPRPZHZPUT CLX\PJLY ' &%'! *(, &%.! ' &%*! *(, -%/! ' &%(! *(, (%,!

-'') AXUSUZLXY UM ALXMUXSPTN 2XZY$ CVUXZY$ LZJ% , &%)! /' &%(! ' &%*! (& &%*! ( &%*! (+ &%(!

-''* 2NLTZY$ >HTHNLXY UM 2ZRLZLY$ A[IRPJ 7PN[XLY ) &%(! +( &%'! ' &%*! *' &%.! ' &%(! *' &%)!

-''+ ;TKLVLTKLTZ 2XZPYZY$ GXPZLXY$ HTK ALXMUXSL * &%(! (& &%&! ' &%*! + &%'! & &%&! & &%&!

-')/ @ZOLX 2S[YLSLTZ HTK BLJXLHZPUT ;TK[YZXPL '&( +%/! ($&)+ )%,! '' *%'! '/- )%-! (* *%+! )/( (%*!

.''( 6RLJZXUTPJ$ AXLJPYPUT 6W[PVSLTZ BLVHPX$ >H * &%(! ). &%'! ) '%'! (, &%+! ) &%,! (, &%(!

.'(' ALXYUTHR 4HXL CLX\PJLY - &%*! .& &%'! ( &%.! '. &%)! ) &%,! (* &%'!

.')) CUJPHR 2K\UJHJ_ @XNHTP`HZPUTY ' &%'! + &%&! ' &%*! + &%'! ' &%(! + &%&!

CU[XJL0 ETKLXR_PTN KHZH VXU\PKLK I_ 5LSUNXHVOPJY?U] I_ 2RZLX_^1 HTHR_YPY I_ =HTKEYLaEC2 PT JURRHIUXHZPUT ]PZO ?LKLX\LRK 2YYUJPHZLY1 2[N[YZ (&'&%
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Final Market Strategy
City of Wyoming, Michigan

January 01, 2011

“Turn on 28th”

Appendix AA ~ Retail Micro Study

Prepared by:

In Collaboration With:



XMap® 7

Greater Grand Rapids ­ Wyoming, Michigan

10, 20 and 30 Mile Rings

Prepared by LandUse|USA in collaboration with Nederveld.
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Scale 1 : 400,000
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XMap® 7

Prepared for the City of Wyoming, Michigan

Prepared by LandUse|USA; January 2011.

in collaboration with Nederveld Associates.
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Scale 1 : 125,000

1" = 1.97 miles
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4^OPIPZ !!6;=

!C[XT UT )-ZO! % 2PZ_ UM F_USPTN$ =PJOPNHT


 ��� � ��� \PKLTJL UM 4ZOTPJ�� �� � �� ��� PT ALZHPR�	 ��

@XUIHIRL

4ZOTPJ 6XU[V 1[YPTLYY >HSL$ ?]TLXYOPV 6LTLXHR 2HZLNUX_

8ZHRPHT 3UTHRK 0RHT FUXYZ$ 8TJ/ <PZZRL 2HLYHXY ALYZH[XHTZ

8ZHRPHT 7HVV_Y @P``H ALYZH[XHTZ

8ZHRPHT 5XHTQPL E#Y @P``LXPH " BVUXZY <U[TNL ALYZH[XHTZ

8ZHRPHT EHRRUTLY @P``LXPH ALYZH[XHTZ

8ZHRPHT =PJOPNHT @P``H 7[Z 8TJ/ @P``H 7[Z ,+ ALYZH[XHTZ

8ZHRPHT AUSH @P``H ALYZH[XHTZ

8ZHRPHT CUSHYLRRU 5Xancesio; Francesco Pizzeria ALYZH[XHTZ

8ZHRPHT EPTJLT`UY @P``H ALYZH[XHTZ

7PYVHTPJ 2HYH <H @HXXUZ @LZ B[VVRPLY

7PYVHTPJ <HIHTKLXPH 9HRPYJU <H[TKXUSHZ

7PYVHTPJ 2OPJHNU 3P\LXYPMPLK 5UUKY 8TJ/ CHJU 1LRR ALYZH[XHTZ

7PYVHTPJ =L^PJU <PTKU ALYZH[XHTZ

7PYVHTPJ CHW[LXPH 1LZUY ALYZH[XHTZ

7PYVHTPJ CHJUY 4R 2HVUXHR ALYZH[XHTZ

7PYVHTPJ 2HYH 3LR AL_ 8NRLYPH ALYZH[XHTZ

4[XUVLHT 8XPYO 3LYPNT " 1[PRK 7USL 5[XTPYOPTNY

4[XUVLHT BLXNPU E 9L]LRX_ 9L]LRX_

4[XUVLHT 4* 1PYZXU " 4TZLXZHPTSLTZ AL\[ ALYZH[XHTZ

4[XUVLHT @XP\HZL 2OLM 2HML <<2 ALYZH[XHTZ

4[XUVLHT FPTTLX 2PXJRL BVUXZY 1HX 8TJ4%* 1PYZXU ALYZH[XHTZ

4[XUVLHT 2OHXRL_Y @[I " 6XPRR ALYZH[XHTZ

4[XUVLHT 1LRRHNPU BHRUT @LXYUTHR 2HXL

4[XUVLHT BPT 5XUTZLXHY B[VLXSHXQLZ 6XUJLX_$ =HXQLZ

0XHIPJ 0TH`LO BHTKY @UUR CHIRLY/ 0 " B 3PYZXPI[ZPTN 4TZLXZHPTSLTZ

0YPHT @XU%;HXHZL 5PZTLYY

0YPHT @UR_TLYPHT 7USL 2LTZLX 7USL 5[XTPYOPTNY

0YPHT AU_HR 2HML"%/($-./'"&*'+00)"#2,*1 ALYZH[XHTZ

0YPHT CYPTN CHU 2OPTLYL ALYZH[XHTZ ALYZH[XHTZ

0YPHT 1HTNQUQ @HRHJL ALYZH[XHTZ ALYZH[XHTZ

0YPHT 0YPHT @HRHJL ALYZH[XHTZ ALYZH[XHTZ

0YPHT 1HTNQUQ EPL] ALYZH[XHTZ

0YPHT 2OPJQLT > 4NN AURR 8TJ2OPJQLT " 4NNXURR ALYZH[XHTZ

0YPHT 2OPTHZU]T ALYZH[XHTZ 9HVHTLYL BZLHQ 7U[YL ALYZH[XHTZ

0YPHT 6XLHZ FHRR 2OPTLYL ALYZH[XHTZ/ 0IHJ[Y ALYZH[XHTZ

?ZOLX 8TZLXTHZPUTHR 3URRHXY 1[_Y <<2 EHR[L

?ZOLX AUSLXUY 9L]LRX_ 9L]LRX_

BU[XJL. DTKLXR_PTN PT\LTZUX_ I_ 3LSUNXHVOPJY>U]$ 0RZLX_^ HTK @UVBZHZY$

HTK ILYZ%N[LYYLY UT LZOTPJ PTMR[LTJL I_ <HTKDYLaDB0/ BLVZLSILX )'('&
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2^OPIPZ�� � �� " >@296;6<.@G

!B[XT UT (*ZO! $ 0PZ_ UM E_USPTN# ;PJOPNHT

@LZHPR 6T\LTZUX_ ]PZOPT ZOL 4LTLXHRP`LK 0USSLXJPHR 1PYZXPJZ

3C@<6BC@2 .<1 5=;2 3C@<6A56<4A

6XPYO 1LYPNT " /[PRK @%.%0% @LTZ$.$0LTZLX

3HSPR_ 3H\UXPZLY EPRRPHSY 3[XTPZ[XL 0U

8RPTNSHT 3[XTPZ[XL 0USVHT_ 3RUUX 0UTJLVZY 6TJ

;HN EOLLR 3[XTPZ[XL

5=;2 6;>@=D2;2<B# /C6916<4 AC>>962A

.SLXPJHT 5LHZPTN- 0UURPTN ;PJOPNHT .XJOPZLJZ[XHR 1U

2XYJU /[PRKPTN A[VVR_ >UR_TLYPHT 5USL 0LTZLX

.JL 3LTJPTN 6TYZHRRHZPUT AZHPTLK 4RHYY 0XLHZ /_ >H[R

/HYLSLTZ AZUXL A[VLXPUX 3HJZUX_ 3PTPYOPTN

0 " A BUUR @LVHPX BUUR .[ZOUXPZ_

5HXIUX 3XLPNOZ BUURY CYH 6TJ DHT 1LX 8URQ >HPTZPTN 990

5ULQYLSH BUUR ALX\PJL 6TJ

4@=02@G .<1 0=<D2<62<02 AB=@2A

;HXHZOUT 4HYURPTL AZHZPUT @UKXPN[L` A[VLXSHXQLZ

1 " E 3UUK 0LTZLX AH\L$.$9UZ 3UUK AZUXLY 9ZK

)$2RL\LT 6TJ)$2RL\LT APT 3XUTZLXHY A[VLXSHXQLZ

1 " > 4HYURPTL 3HSPR_ 3HXL /[XRPTNHSL- AVHXZHT

4HZUX 3UXL 6TJ1[ZORLXY 3HSPR_ 3UUKY 3HSPR_ 3HXL E_USPTN- AVHXZHT

>OULTPJPHTY 990 ./0 >HXZ_ AZUXL

4.A=96<2 AB.B6=<A

.KSPXHR >LZXURL[S 0USVHT_ AVLLK]H_ A[VLXHSLXPJH 990 &'

1UTY ALX\PJL 6TJ- /> AVLLK]H_ A[VLXHSLXPJH 990 &(

;LZXU BJV (*ZO AZ DHR[L ;HXZ- < " ; /> 4HY " 3UUK

;UIPRL >RH`H

A>206.9BG 3==1 AB=@2A

/HNLRY /XLHK HTK /L_UTK ;HXNLY 1UT[Z 1LT 6TJ

/LHTLXY 4U[XSLZ 0UMMLL .RILXZ[Y 8UL`L- 0UTMLJZPUTHX_

/UYTH 2^VXLYY @ /HQLX_

>5.@;.062A# >2@A=<.9 0.@2 AB=@2A

0<A /LH[Z_ A[VVR_ <[\PYPUT =VZPJHR

4XHTK @HVPKY 5LHXPTN 0LTZLX >LHXRL DPYPUT 6TJ

0HXLRPTJ ;LKPJHR 2W[PVSLTZ @^ =VZPJHR 9HIUXHZUXPLY 6TJ

0\Y 6TJ0DA *(+& AHRR_ /LH[Z_ A[VVR_ 990

1PVRUSHZ >OHXSHJ_ 4XHTK @HVPKY AUT[Y$CYH 6TJAUT[YA=<CA$CA. 5LHXPTN

4LTLXHR <[ZXPZPUT 0UXVUXHZPUT EHRNXLLT 0U &'

<HZ[XHR .RZLXTHZP\L EHRNXLLT 0U &(

A>=@B6<4 4==1A

.RNLX AJO]PTT 0_JRLX_ " 3PZTLYY 9> .XJOLX_ >XUK[JZY 990

3PXL 5U[YL ;[YPJ 6TJ- 4[PZHXY ;PJOPNHT AVZN 4KY 1PYZXY 6TJ- ;J AVUXZY

0@.3B# 5=//G A5=>A

;HXYOHRR ;[YPJ 0U% ?[PRZ 3HJZUX_

5UII_ @LJ_JRPTN @VH AHRLY

5UII_ EUXRK 6TJ BJ >HPTZIHRR

7U$.TT 3HIXPJY " 0XHMZY @UUQPLY ( 9LNLTKY @LJUXKY

<UZL, 9PYZY HXL TUZ TLJLYYHXPR_ ZU IL HRR$6TJR[YP\L UX VLXMLJZ- USPYYPUTY HXL [TPTZLTZPUTHR%

2^JR[KLY HRR H[ZUSUZP\L XLRHZLK JHZLNUXPLY- MPTHTJL# PTY[XHTJL# HTK TUT$XLZHPR I[YPTLYYLY%



4`QRKR\ !!6;? @B4<8=8>0BI

!D]ZV WV *-\Q! % 2R\a WO GaWURVP$ =RLQRPJV

BN\JRT 8V^NV\WZa _R\QRV \QN 6NVNZJTRbNM 2WUUNZLRJT 3R[\ZRL\

G?=4>#C 50C78?>C 0>3 0@@0B4<

2QZR[[RN ++ 2ZNJ\RWV[ CRUXTa 5J[QRWV C\WZN[ <\M

2_ 5WZ @W[R\R^N IW] 2QZR[\WXQNZ " 1JVS[

3W\[ <<2 3NK CQWX

=J` )( 5JURTa 5J[QRWV[ 09 GZRPQ\/ 2WVLWZM 1]aRVP

C7?4 CD?B4C

5JUW][ 5WW\_NJZ @JaTN[[ CQWN[W]ZLN 8VL

CQWNUJSNZ[CQWNUJSNZ[ 2WKKTN[QWX

CQWN[ > =WZN

?D74B 2<?D78>6 CD?B4C$ 0224CC?B84C

>P]aNV 0T\NZJ\RWV[ D"D CXWZ\[ GNJZ 8VL

BJOJNT C\WZN DZRXTN 9#[ 0XXJZNT C\WZN

0MWU DJRTWZRVP =RSN =JZS[ @ZW CQWX

4M]LJ\RWVJT ?]\OR\\NZ[ 8V\NZVJ\RWVJT 3WTTJZ[ 1]a[ <<2

;W[\]UN BWWU <<2 ; D <NJ\QNZ 3N[RPV[

>JVLa[ 7JVMKJP[ " =WZN 6TWZRJ 8VMNXNVMNV\ 0^WV CJTN[

94G4<4BC

BWUNZW[ 9N_NTZa

0LN 2WRV[ " 9N_NTZa/ 0LLNV\ 2WTTNL\JKTN[

CNZPRW F 9N_NTZa

F0<E4 JVM 3?<<0B CD?B4C

1RP <W\[ C\WZN[ 8VL1RP <W\[ 3WTTJZ DZNN C\WZN[ 8VL

3WTTJZ 6NVNZJT () 5JURTa 3WTTJZ C\WZN[ 8VL

3WTTJZ 6NVNZJT (* C]K]ZKJV , " )( ) 8VL

D7B85D CD?B4C$ EC43 =4B270>38C4

IW]VP[ 0ZUa'>J^a C]ZXT][ 6WWM_RTT 8VM][\ZRN[ WO 6ZNJ\NZ

FJT]NTJVM =R[[RWV DQZRO\ BNR]PQN[ <RY]RMJ\RVP 2WZX

3RVJLa 8VL/ ?VLN EXWV 0 2QRTM GaWURVP GWZTM_RMN 2QZR[\RJV CLQWWT[/ FJT]NTJVM

GRVUJZS 2WZX&/ ?VLN EXWV 0 2QRTM GaWURVP ?]\TN\/ 1RTT[

4JZ\QTa DZNJ[]ZN[ =WMNZV 7R[\WZa BN[JTN CQWXXN

5<?B8CDC JVM B4<0D43 38CDB81ED?BC

4V^RZW[JON 5]NT DJVS[/ 3R[\ZRK]\WZ 0[S 5WZ @TJV\[

5Z]R\ 1J[SN\ 6JZMNV[ 8VL/ 5TW_NZTJVM 7WUN DW_V 5TWZJT/ GaWURVP C\]a^N[JV\

0VVN[ A]NNV 5TWZJT

@7?D?$ =4380$ 4>D4BD08>=4>D CDE38?C

?#2WVVWZ BRLN @QW\W C\]MRW 4`XZN[[ GZR\NZ[ <<2

6W BR\b @QW\W <<2 7JPJV C\ZNJU[RMN C\]MRW

GNMMRVP[ 6JTWZN =JZLQRVP 1JVM =][RL " 3ZRTT

3RN DNLQ CNZ^RLN[ 8VL @RWVNNZ 4V\NZ\JRVUNV\

0T\NZV\^ 4V\NZ\JRVUNV\ 8VL FRJLWU ?]\MWWZ 0M^NZ\R[RVP

0^JTWV 2JTTRPZJXQa

>W\N. <R[\[ JZN VW\ VNLN[[JZRTa \W KN JTT%8VLT][R^N WZ XNZONL\/ WUR[[RWV[ JZN ]VRV\NV\RWVJT&

4`LT]MN[ JTT J]\WUW\R^N ZNTJ\NM LJ\NPWZRN[/ ORVJVLN$ RV[]ZJVLN$ JVM VWV%ZN\JRT K][RVN[[N[&



/[KLELW�� � �� $ ;</63738+<C

!>XUQ RQ '(WK! % -LW\ RI A\RPLQJ$ 7LFKLJDQ

<HWDLO 3QYHQWRU\ ZLWKLQ WKH 1HQHUDOL]HG -RPPHUFLDO .LVWULFW

89@/6>C$ =;/-3+6>C$ 130>=

+ " = /QWHUSULVHV 4 " , 1LIWV

+OO =WDU =SRUWV -DUGV 3QF < " = ;DUW\ =WRUH

1UDQG @DOOH\ ;DUW\ =WRUH 3QF ;DUDGLJP 1LIWV <HSDFNDJLQJ 66-

1UHDW 8RUWKHUQ 1LIWV =KHSKHUG =SHFLDOW\ 7HUFKDQGLVH

2HOHQ @HQVWUD* =LOYHU " =WXII

=795/ +8. >9,+--9 =29;=

=PRNHU#V /[SUHVV 3QGLDQ <LYHU >REDFFR >UDGHUV

+GPLUDO ;HWUR&* .LVFRXQW >REDFFR >LQGHU ,R[

9003-/ =?;;63/=

-DUWULGJH ARUOG A\RPLQJ /OHFWURQLF =RXQG /TXLSPHQW

,XVLQHVV -DUGV " =WDWLRQDU\ 1HUULWV* 1"1 -RLQ 6DXQGU\ .LVWULE&

8RUWK +PHULFQ -DUWULGJH A 8RUWHN -R 66-

9IILFH7D[ 8RUWK +PHULFD 3QF =N\OLQH @LGHR+%=N\OLQH @LGHR

/\H RQ @LGHR =SULQW =SHFWUXP 6;

/6/-><983-=$ 7?=3-$ -97;?>/<=

?QGHUJURXQG -RPSXWHUV AROI /OHFWURQLFV

,XUVPD /OHFWURQLFV <DGLR =KDFN -RUSRUDWLRQ

-RPSXWHU 0DFWRU\ 9XWOHW ;DUWDNH -R 3QF* @DF =KDFN

2HULWDJH 7XVLF =KRS

;/>= +8. ;/> =?;;63/=

.RJJLH .RRV ;HW 1URRPLQJ

4VK /QWHUSULVHV 3QF* ;HW =XSSOLHV ;OXV

-DVD 6D ;DUURW

;996 =?;;63/=$ ;+>39 +8. 2/+<>2

/PHUDOG 6HLVXUH =SDV DQG ;RROV

6HVOLHV ;RROPDUW 3QF* =XSSOLHV

;RRO ;ODFH RI 1UDQG <DSLGV

03>8/==$ ,9A6381

0LW]RQH IRU ARPHQ ;DUDJRQ ,RZOLQJ -HQWHU 3QF

+QD]HK =DQGV#"1"%"$(+,*(&/-)' =DQGOHVV >DQQLQJ " =SD

/QGXUDQFH 0LWQHVV -HQWHU AC =NUD

0LWQHVV 0RU /YHU\ ,RG\ 66- AHVW ADONHU =SRUWVPHQV -OXE

1UHDWHU 1UDQG <DSLGV ,RZOLQJ + -XUYHV 0RU ARPHQ
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Reference for Lifestyle Segmentation (Exhibit B.3)

Family Educ. Occ. Sources of Income Groups
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A1:  Empire Builders f f , f f f : f f f : 3 E
A2:  Grand Masters f f f f f f : f f f : 3 D
A3:  Marquis Class f f , f f f : f , f : 3 D
A4:  American Knights f f f f f f : f : , : 1 D
A5:  Urban Squires f f , f f f : f : f : 2 D
A6:  Regents f f , , f f : f : , : 3 D

B1:  Charmed Life f f f , f f : f : , : 1 C
B2:  Sitting Pretty f f , , f f : f : : : 1 C
B3:  Kindred Spirit f f , , f f : f : : : 1 B
B4:  Middle of the Road f f , : f : f f : : : 1 B
B5:  White Collar Status f f , : f f : f : : f 1 A
B6:  Blue Collar Starts f f , : , : f f : : f 1 A

C1:  Social Whirls f f , : f f : f : : : 2 C
C2:  Managing Business f f : : f f : f : : : 2 C
C3:  Nest Builders f f , : f f : f : : : 2 B
C4:  Gainfully employed f f : : f f : f : : : 2 B
C5:  Strapped f f : : , , , f : : , 2 A

D1:  Gray Eminence f f : : f f : f : : , 3 C
D2:  Fall Years f f : : f , , , : : , 3 B
D3:  Still in the Game f f : : , : f , : : f 3 A

E1:  Gurus f : : f f f : f : , : 3 C
E2:  Wizards f : : f f f : f : , : 2 C
E3:  Apprentices f : : f f f : f : : : 1 C

F1:  Hard Act to Follow f , : : f f : f : : : 2 B
F2:  SM seeks SF f , : : f f : f : : : 1 B
F3:  Solo Acts f , f : f f : f : : : 1 B
F4:  Down But Not Out f , , : f f : f : : , 3 B

G1:  Urban Moms f : f : , : f f : : f 1 A
G2:  Apron Strings f , f : , : f f : : f 2 A
G3:  Solemn Widows f , , : , : f , : : f 3 A



Reference for Lifestyle Segmentation (Exhibit B.3)

Family Educ. Occ. Sources of Income Groups
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H1:  Educated Earners , : , , f f : f : : : 1 B
H2:  Suburban Singles , , f : f f : f : : : 1 B
H3:  Hard Hats/Hair Nets , , f : , : f f : : f 1 A

I1:  Bonds and Babies , f f f f f : f , f : 2 D
I2:  Great Generations , f f f f f : f : , : 2 D
I3:  Couples with Capital , f : f f f : f : , : 2 D
I4:  Kith and Kin , f f , f f : f : : : 2 C
I5:  Sublime Suburbia , f : : f f : f : : : 2 C

J1: Stocks and Scholars , f : f f f : f , f : 3 D
J2: Marmalade & Money , f : f f f : f : f : 3 D
J3: Stately Suburbs , f : : f f : f : , : 3 D

K1:  Country Villas : f , , f f : f f , : 2 D
K2:  Pastoral Vistas : f , : f : f f , : : 2 C
K3:  Terra Firma : f , : f : f f f : : 2 B
K4:  Stock in Trade : f : : f : f f : : : 2 B
K5:  Rough and Ready : f : : f : f f , : : 2 A
K6:  The Outback : f : : , : f f : : f 2 A
K7:  Cornucopia : f , : , : f f , : , 1 X

L1:  Land Barons : f : f f f : f f f : 3 D
L2:  Fertile Acres : f : : f : f f f : : 3 C
L3:  Breadbasket : f : : f : f f f , , 3 B
L4:  Farmers Circle : f : : f : f f : : , 3 B
L5:  Crops and Tractors : f : : f : f f , : f 3 A

M1:  Harlem Gentry f f : : f , , f : : : 2 C
M2:  East Side f : f : f , , f : : f 2 B
M3:  Upper East Side f : f : , f : f : : f 1 A
M4:  Lower East Side f : f : , : f f : : f 1 A
M5:  Between jobs f : f : , : : : : : f 1 A
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N1: Anos de Quincenera f f , : , : f f : : f 3 X
N2: Los Padres f f f : , : f f : : f 2 X
N3: Los Novios f f f : , : f f : : f 1 X
N4: Los Padrinos f : f : , : f f : : f 3 B
N5: Los Solteros f : f : , : f f : : f 2 B
N6: Los Trabajadores f : f : , : f f : : f 1 B

O1:  Golden Heritage f , : : f f : : : f f 4 C
O2:  East Meets West f f , : , , , f : : f 2 C
O3:  Group Quarters f : : : , : f f : : , 2 B
O4:  Doublewides f f , : , : f f : : , 2 B
O5:  Centurions f f f , f , , f : : : 1 B
O6:  Legacy Years f , : : , , , : : : f 4 A
O7:  Collegian f : : f f , , f : : : 1 A

Table Legend

By using table descriptions, the user of STI: LandScape is able to quickly ascertain the meaning of a
segment, as well as, compare the segments to one another. The following synopsis defines the meaning of
the symbols that are shown in the preceding tables. A very simple explanation of the symbols are: the
darkened circle means 'Yes' or 'Mostly', the partial circle means 'Some' or 'Partially', and the empty circle
means 'No' or 'None' relative to their demographic topic. Important, the demographic characteristics of
individual block groups may differ from the table descriptions provided.

Urbanization f Urban - densely populated and very commercial
, Suburban - densely populated, but very little commercial enterprise
: Rural - lightly populated and very little commercial enterprise

Family Status

Married f Married - Vast majority are married
, Mixed - Majority married
: Single - Vast majority are single

Children f Families - Most households have children
, Some Children - children presence or very small families
: No Children - little to no presence of children



STI: LandScape – Segment Synopsis

Education

College f College - Vast majority hold a 4 year degree
, Some College - Many with a 4 year or 2 year degree
: No College - Very few college educated

High School f Vast majority have a high school degree
, Most have a high school degree
: Most do not have a high school degree

Occupation

White Collar f Heavily populated with white-collar workers
, Evenly split between white and blue collar
: Very few white-collar workers

Blue Collar f Heavily populated with blue-collar workers
, Evenly split between white and blue collar
: Very few blue-collar workers

Income Sources

Wage/Salaried f Majority are employed
, Most are employed
: Very few are employed

Self Employed f High percentage of self-employed
, Many are self-employed
: Very little self-employment

Interest Income f High percentage receiving income from interest, rents, and royalties
, Some income generating assets
: Very little income generating assets

SS/Public Asst. f Heavily dependent on Social security or government assistance
, Moderately dependent on Social security or government assistance
: Very little dependence on government programs

Age

Median Age 1 - Median age in the 20's and low 30's
2 - Median age in the 30's
3 - Median age in the 40's
4 - Median age in the 50's and low 60's

Household Income

HH Income A - Median Household Income in the low 30's or less
B - Median Household Income in the 40's and high 30's
C - Median Household Income in the 50's and 60's
D - Median Household Income in the 70's and 80's
E - Median Household Income over 90,000
X - Median Household Income to broad to classify without misleading the reader
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XMap® 7

Greater Grand Rapids ­ Wyoming, Michigan Area

1, 3 and 5 Mile Rings

Prepared by LandUse|USA in collaboration with Nederveld.
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