Retail and Office Analysis

Now, existing or proposed neighborhood shopping centers are found throughout the Township
(see Map 6). Roughly half of the Township is within a couple of miles of neighborhood-scale
retail. Some of the northeast quarter of the Township is within the neighborhood shopping
range of the new and old retailers in New Hudson.

Since much of this quarter is primarily industrial, it is not as important to provide for daily
consumer needs there (although industrial facilities do need certain types of commercial
support services, like restaurants, convenience stores, office supply stores, etc.). In the
northwest quarter, portions are served by New Hudson as well. Also, a CVS/Pharmacy, located
at the corner of Silver Lake Road and Pontiac Trail, provides neighborhood-scale retail. The
southwest quarter is within range of South Lyon for neighborhood retail, including Gateway
Commons at Pontiac Trail and Eleven Mile Road, and by a small commercial center at Ten Mile
and Milford Roads in the Township. This center, called Shoppes at Lyon, and a proposed
neighborhood center on the south side of Ten Mile Road at Johns Road, is intended to provide
daily necessities to the southeast quarter of the Township.

Some gaps in complete neighborhood-scale retail coverage may exist in the Township.
However, in order to satisfy both the retail needs and the preferences of residents to confine
commercial areas, slight gaps will be tolerated. It will be, therefore, important to encourage
efficient use of the neighborhood-scale retail areas.

Convenience. A convenience center contains a group of small shops and stores dedicated to
providing a limited range of personal services and convenience goods for customers making a
quick stop. Mini-markets, laundromats, beauty or barber shops, and video stores are
traditional convenience center tenants. They typically draw the majority of their customers
from the immediate vicinity or passers-by. A typical convenience center will have 2 to 3 stores
and a total gross leasable area of about 80,000 sq. ft.

Retail Analysis

The primary purpose of the retail analysis is to determine how many square feet of retail floor
space the population of Lyon Township can support. It is desirable to have this information by
category of retail.

In reality, there is overlap between the categories of shopping centers. For example,
neighborhood centers will frequently sell convenience goods and vice versa. Consequently, for
this segment of the retail analysis the neighborhood and convenience goods centers have been
combined.

The first step in the retail analysis involves data collection, beginning with relevant data about
households in Lyon Township. Households are the basic unit of measuring the economic
capacity of a community. According to SEMCOG, there were 5,288 households in Lyon
Township in 2009, with an estimated population of 13,907. The estimated mean household
income in 2009 was $92,989, according to the U.S. Census Bureau American Community Survey
(Table 4-1). This figure was derived using the Bureau of Labor Statistics Inflation Calculator.
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Retail and Office Analysis

Table 4-1
INCOME IN 2009 INFLATION-ADJUSTED DOLLARS
Households Families

Total Number 4,697 3,682
Income Category
Less than $10,000 2.2% 1.3%
$10,000 to $14,000 1.2% 0.7%
$15,000 to $24,000 7.4% 4.8%
$25,000 to $34,999 5.6% 4.6%
$35,000 to $49,999 13.8% 10.1%
$50,000 to $74,999 17.9% 19.8%
$75,000 to $99,999 16.2% 15.2%
$1000,000 to $149,999 19.9% 25.1%
$150,000 to $199,999 10.0% 11.1%
$200,000 or more 5.7% 7.3%
Median income $78,194 $89,722
Mean income $92,989 $103,577

Source: U.S. Census Bureau, 2005-2009 American Community Survey

The second step in the retail analysis requires determination of the proportion of income spent
on convenience/neighborhood and community retail goods. The Bureau of Labor Statistics
publishes a Consumer Expenditure Survey that provides this information. The most recent
survey, which was published in 2008, showed that 16.1% of expenditures went toward
convenience/neighborhood goods (food at home, alcoholic beverages, housekeeping supplies,
personal care products, reading material, tobacco products, and miscellaneous). Community-
scale goods accounted for 15.2% of the expenditures (food away from home, household
furnishings, apparel and services, entertainment, and miscellaneous). Non-retail expenditures
include household operations, health care, transportation, utilities, education, cash
contributions, and personal insurance and pensions. These non-retail expenditures accounted
for 68.7% of the expenditures.

The third step in the retail step is to determine the average sales per square foot for
convenience/neighborhood and community shopping centers in the Midwest. This information
is available in the publication Dollars & Cents of Shopping Center/SCORE 2008" The average
sales per square foot is published separately for convenience and neighborhood shopping
centers, so it is necessary to average the two, resulting in a figure of $233.75/sq.ft. Community
shopping centers in the Midwest generate about $321.81/sq.ft.

Having collected the relevant data, the next step is to calculate the supportable retail square
footage. The formula for calculating supportable retail square footage is as follows:

Household X Proportion /  Average Sales X No. of = Supportable
Income Spent on Retail per Sq. Ft. Households Sq. Ft.

! Dollars & Cents of Shopping Centers/SCORE 2008, published by the Urban Land Institute and the International
Council of Shopping Centers, Anita Kramer, Project Director, 2008.

Lyon Township Master Plan Page 4-11



Retail and Office Analysis

Application of this formula produces the following results:

Type of Retail Supportable Square Footage
Convenience/Neighborhood Retail 338,686 sq. ft.
Community Retail 232,256 sq. ft.

Existing Shopping Centers and Retail Areas. Lyon Township contains several community,
neighborhood and convenience shopping centers. In general, these shopping centers are
newer developments in the Township. Most are found in and around New Hudson or the City
of South Lyon. Individual stores contribute to the supply of retailers meeting the retail needs of
Township residents. The survey below of existing shopping centers and individual stores
classifies individual stores based on the size of the retail building.

Community Shopping Centers

Shopping Center Location Size

Kroger Shopping Center Pontiac Trail & Eight Mile Rd. 76,990 sq. ft.

Lyon Crossing

(mostly undeveloped) Lyon Center Drive-West 150,831 sq. ft.
Lyon Towne Center Lyon Center Drive-East 458,000 sq. ft.
Total Square Feet 685,821 sq. ft.

Neighborhood Shopping Centers and Retail Areas

Business/Shopping Center Location Size

Copperwood Shops (proposed) Ten Mile Road at Johns Rd 120,000 sq. ft.
Shoppes at Lyon Ten Mile & Milford Rds Approx.40,000 sq. ft.
Milford Road Plaza Milford Rd at W. Lyon Center Drive 34,200 sq. ft.

Grand River Corridor* 42,043 sq. ft.

* Includes: South Lyon Fence & Supply, Rainbow Recreation, Brainer’s Greenhouse, @ Wireless, Miner’s Barber

Shop, Bob’s Carryout Deli, Alternator Shop, CCW Lures Bait & Tackle, New Hudson Gas Station, Grand River
Equine, New Hudson Inn, and others.

Pontiac Trail Corridor** 57,450 sq. ft.

** Includes: Perfect Floors, Martin’s Hardware, Tuffy Auto Service, Sunoco/South Lyon Tire & Service, Mobil Gas
Station, Auto Zone, Walgreens, Leo’s Coney Island, and others.

Total 293,693 sq. ft
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Retail and Office Analysis

Convenience Shopping Centers

Business/Shopping Center Address Size
CVS Pharmacy Silver Lake Rd & Pontiac Trail 13,000 sq. ft.
King Plaza Pontiac Trail & Nine Mile Rd 20,000 sq. ft
Mickey’s One Stop Market Plaza 22450 Pontiac Trail 13,000 sq. ft.
Lyon Vet Clinic and Shops 21200 Pontiac Trail 20,879 sq. ft.
Victory Lane Plaza Pontiac Trail 12,000 sq. ft.
Family Video Center 23000 Pontiac Trail 13,000 sq. ft.
Total : 91,879 sq. ft.

Total Retail Space:
Community, Neighborhood, Convenience
1,071,393 square feet

Existing Restaurants and Bars. Lyon Township has ten free-standing restaurants: the New
Hudson Inn, Bona Rose, Rio Grande, Applebee’s, McDonald’s, Arby’s, Lyon Grill, Leo’s Coney
Island (2), and China House. Restaurants, as a rule, are considered community-scale retail but
they can be found in all types of shopping centers. Over 29,000 square feet of restaurant and
bar space is existing within the Township.

Existing Space vs. Supportable Space by Existing Township Households
Community-Scale Retail

Year Existing Supportable
2009 685,821 sq. ft. 232,686 sq. ft.

Neighborhood and Convenience-Scale Retail

Year Existing Supportable
2009 385,572 sq. ft. 338,686 sq. ft.

This analysis reveals that the Township has more retail space than the Township residents can
support. One implication of this finding is that there must be a net inflow of dollars from
customers from outside of the community in order to keep Township businesses operating.
One can see how this might be possible in Lyon Towne Center, which draws customers from |-
96. Another implication of these findings is that the surplus of retail space is expected in the
future. It will take a long time for household growth to absorb the excess retail capacity that
exists.
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Retail and Office Analysis

It is important to note that this analysis did not include a market study of the kinds of
commercial products and services provided within the existing retail space. Anecdotal
evidence suggests the Township could use more shoe and clothing retailers but already has
ample auto-related businesses. Because so much commercial space already exists in the
Township, it is more appropriate for retailers to fill niches in the market by occupying existing
commercial facilities rather than establishing new areas.

Land Area Requirements for Shopping Centers. When considering any new areas for
commercial development, the rule of thumb is that the total site area should be about four
times the gross building area for shopping centers. This floor-area ratio would provide ample
room for parking, landscaping, stormwater management, and pedestrian and traffic circulation.

In actual practice, developments in semi-rural and suburban communities are usually provided
with a larger site area than prescribed by the 4 to 1 standard. Consequently, for the purposes
of computing a conservative estimate of retail land area needs, a reasonable floor-area
standard would be 5 to 1. Thus, the current Township households would need about 75 acres
to satisfy all of their commercial needs. This statistic verifies the finding that the Township has
sufficient land currently designated for commercial use.

Market Evaluation for the New Hudson Hamlet

As part of the Lyon Center Vision Plan, which was completed in August 2009, a market
evaluation was done for the New Hudson Hamlet and environs. The market evaluation took a
different approach than the one just outlined in this chapter. It first used ESRI data to define
the retail opportunity gap, which revealed there is a vast oversupply of retail space relative to
the demand generated by the residents within a 15-minute drive time market area of the
hamlet. Furthermore, the evaluation found that Brighton and Novi serve as a regional
commercial center for a very large area that extends well beyond the boundaries of the 15-
minute drive time area. (These findings are consistent with the findings in the first part of this
chapter.)

Not withstanding, the above findings, on an optimistic note, the evaluation found that there
should be opportunities for locally-oriented businesses that serve the convenience and
entertainment needs of nearby residents. The evaluation suggests that such businesses would
be most appropriately designed and positioned in a mixed-use village center.

The evaluation completed an analysis of categories where there may be opportunities for new
businesses in New Hudson. This is known as leakage/surplus analysis. Examples of potential
opportunities include:

= Electronics retailers and services
= Restaurants, bistros, and wine bars
= Health and personal care stores
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