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Blueprints for Michigan’s Downtowns

Year-1 Implementation Sequence
Hillsdale Downtown Blueprint 2009 (continued)

Parking & Traffic Actions (continued)

5.
6.
7.

8.

Modify Downtown parking space requirements for housing units.

Enforce Downtown traffic speed limits.

Better define Downtown crosswalks and add “yield to pedestrians in
crosswalks” signage.

Re-examine Downtown traffic flow around City Hall and Post Office.

Building Improvements Actions

1.
2.

5.
6.

Consider creation of a Local Historic District.
Prepare design guidelines, fagade study, and offer preliminary design
assistance.

3. Add funding to fagade grant program and establish loan pool.
4.
9. Consider using fagcade grants for rears and sides of buildings facing

Continue to provide information on and promote use of tax credits.

parking lots and public streets.

Institute annual inspections of Downtown buildings.

Hillsdale Board of Public Utilities continues to assist with removal of false
building fagades.

Business Development Actions

1.

N

'*O’S”PS"

Work with and encourage business owners to introduce more evening
hours of operation.

Provide customer service training for Downtown business owners and
employees.

Allow maximum number of outdoor restaurant seats.

Require screening of dumpsters.

Conduct one-on-ones.

Work with interested owners to prepare succession plans.

0 Work with building owners to ensure placement of retail businesses in first

floor building space.

11.Recruit businesses.
12.Consider development of Downtown College place.
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Year-1 Implementation Sequence
Hillsdale Downtown Blueprint 2009 (continued)

Business Development Actions (continued)

13.Create and operate one-stop-shop.

Real Estate Development Actions

NoOoGRWN =

Market Broad Street TIFA property via RFP.

Continue support for Keefer Hotel project.

Continue support for Dawn Theater project.

Continue support for development of additional Downtown housing units.
Install temporary ice sheet.

Support take-over of old library building by Historical Society.

Discuss land banking of old Stocks Mill Complex with owners.

Marketing Actions

1.
2.

NOoO O AW

Seek story placements.

Formalize and operate Downtown Merchants Group as marketing voice
for Downtown.

Create a family-oriented and holiday-oriented Downtown special event.
Hold community events Downtown whenever possible.

Enhance Downtown Web presence.

Get information about Downtown to College.

Prepare Downtown brochure.
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STATE OF CHIGAN
JENNIFER M. GRANHOLM = MICHIGAN STATE HOUSING DEVELOPMENT AUTHORITY

GOVERNOR

LANSING
MEMORANDUM
DATE: October 27, 2008
TO: City of Hillsdale
FROM: Jodie Willobee

Promotion, Arts & Culture Specialist, Michigan Main Street
Michigan State Housing Development Authority

SUBJECT: City of Hillsdale - Blueprint for Michigan’s Downtowns
Implementation Strategy
HyettPalma Site Visit, October 6-10, 2008

As part of Michigan State Housing Development Authority's (MSHDA) commitment to
the Blueprint process, this memorandum shall serve as formal written recommendations
for MSHDA assisted implementation of the Blueprint for Michigan’s Downtowns for the
City of Hillsdale.

MSHDA and the Michigan Economic Development Corporation (MEDC) have a variety
of funding and technical assistance resources available for use by the City of Hillsdale
and non-profit organizations with housing experience to address affordable housing and
revitalization needs in the downtown. Following are brief descriptions of programs the
City of Hillsdale should consider as a follow through for the Blueprint Implementation
Strategy.

MSHDA Resources

The City of Hillsdale has made commendable strides with owner/investors utilizing first-
floor retail space in the downtown storefronts. Continued use of solid zoning practices,
with firm code enforcement and continued/expanded marketing of the community and
downtown will keep growth manageable and positive. MSHDA resources could be used
to help accelerate the pace of second-story development in the downtown and ensure
that a high quality, solid mix of affordable and market rate housing exists as an integral
piece of the community.

Rental Rehabilitation in a Downtown Area — The City of Hillsdale was awarded and is
in the beginning stages of implementing a Rental Rehabilitation grant administered
through MSHDA'’s Office of Community Development (OCD). This grant, MSC-2008-
5994-HO, with $308,000 to be administered over the period of July 1, 2008 — December
31, 2010, can provide upper-floor creation of approximately seven (7) rental units.

MICHAEL R. DeVO

EXECUTIVE DIRECTOR
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The rental rehabilitation component is designed to help a local unit of government
provide funding assistance to improve the number of income producing, investor-owned
properties in a downtown area. Investor/owners are required to contribute a minimum of
25% of the total project cost for each rental unit being rehabilitated. In a Blueprint
community, MSHDA could provide up to $35,000 in hard rehabilitation and lead-based
paint remediation related costs for each rental unit. Affordable rents to those less than
80% of the area median income are required for 51% of the units at initial occupancy
and they must retain status as rental units for a period of five years. The balance of
units, the other 49%, can be rented at market rates from initial occupancy throughout the
five years. Both affordable and market rate units must be rehabilitated ensure that
Housing Quality Standards and local codes are met and maintained during that period.

Funds utilized in each project are held as a lien against the property during the 5-year
compliance period. While the local unit of government would have some flexibility on
how the lien is structured, generally the MSHDA lien is forgiven at the end of the
compliance period.

In addition to MSHDA’s HRF funds, the City of Hillsdale could also encourage downtown
business owners to utilize the Property Improvement Program (PIP). The PIP loan can
be used to finance renovations to both owner occupied and investor owned residential
properties. Depending on the borrower’s income, type of property, loan amount and
other factors, the PIP loan carries an interest rate of between 4 and 8 percent and can
be repaid over as much as 20 years. The PIP loan can be used to account for the
owner/investor match of 25% that is required in the Rental Rehabilitation program.

Other OCD programs the City of Hillsdale could eventually utilize to support the
neighborhoods surrounding the downtown include:

Homebuyer Assistance - The homebuyer assistance component is designed to expand
the homeownership opportunities for low to moderate-income homebuyers through
acquisition, rehabilitation or new construction of single-family units. All homebuyers are
required to receive pre-purchase homeownership counseling. Resale/recapture
provisions are required to ensure long-term affordability of assisted units and are
enforced through a lien on the property. The term of the lien is dependent upon the
amount of funds invested as a homebuyer subsidy. Two basic models of homebuyer
assistance are listed below.

Acquisition/Development/Resale (ADR) This model is designed to help a

community or nonprofit organization acquire vacant land or problem properties,
build new units or thoroughly rehabilitate existing units, and resell the property to
an income eligible buyer. This model combines acquisition, rehabilitation, and
development subsidy, but permits both new construction and substantial
rehabilitation, to the extent reasonable and prudent for a target area. Generally
ADR is used to help revitalize neighborhoods by rehabbing units that are in
disrepair, or to add high-quality new construction units to a neighborhood once a
sufficient market demand has been established.



Homebuyer Purchase/Rehab (HPR) This model provides assistance for income
eligible homebuyers to obtain financing to purchase a home and provide needed
moderate rehabilitation. It combines down payment assistance and rehabilitation
activities while assuring financing which is affordable to the buyer.

Neighborhood Preservation - The neighborhood preservation component is designed
to assist local efforts to comprehensively address neighborhood revitalization in
geographically defined target areas. It is designed to maximize community impact and
reverse patterns of disinvestment by funding neighborhood improvement activities in
support of affordable housing within a targeted residential area. Revitalization may
occur through the use of public facilities improvement, neighborhood beautification,
demolition, and/or neighborhood marketing and education. Neighborhood preservation
is normally funded along with other housing components targeted at the same
neighborhood.

MEDC Resources

Community Development Block Grants (CDBG)-

The Michigan CDBG Program for economic and community development includes
funding of grants for economic development, downtown development, planning, blight
elimination, infrastructure capacity enhancement, and innovative and unique economic
and community development projects

The Michigan CDBG Program for downtown development includes special funding
initiatives in traditional downtowns for Downtown Infrastructure, Facade Improvement,
and Signature Buildings. Priority will be given to projects located within a traditional
downtown. A traditional downtown is defined as a grouping of 20+ commercial parcels
of property that include multi-story buildings of historical or architectural significance.
The area must have been zoned, planned or used for commercial development for 50+
years. The area must consist of, primarily, zero-lot-line development; have pedestrian
friendly infrastructure, and an appropriate mix of business and services. The area
should be represented by a specific, downtown business organization (i.e. Downtown
Development Authority, Business Improvement District, Principal Shopping District,
and/or Corridor Improvement District).

Tax Increment Finance (TIF) Authority Financing-

A CATeam Specialist is available to answer specific questions on the uses of Downtown
Development Authority (DDA) revenues. Projects and programs funded by TIF
revenues can be developed to support the downtown development efforts within the
downtown business development district. Specifically, the TIF revenues could be used
for projects and programs such as street lighting, streetscape, infrastructure
improvements as well as other public capital projects included in the DDA TIF work plan.

Brownfield Redevelopment-

The Michigan Brownfield Redevelopment program has been a vital component in the
state’s economic development efforts to reuse Brownfield sites in the revitalization of
Michigan’s downtowns. The Brownfield Redevelopment Program is a resource that
allows communities to use Tax Increment Financing (TIF) to clean Brownfield sites. This
program also utilizes the Michigan Business Tax (MBT) Credit Incentives. The goal of



these programs is to assist in making the proposed project economically feasible by
providing incentives to overcome additional and extraordinary project expenses caused
by the existing Brownfield conditions. If you feel a project may qualify for this program, a
CATeam Specialist is available to provide assistance and information on how to use
these tools in your downtown revitalization efforts.

Other Agency Programs and Funding

Historic Preservation-The State Historic Preservation Office (SHPO) has resources
that may be available to assist the City of Hillsdale in preserving existing historic
structures. SHPO could assist in the identification of historic resources in the community
and information on tax credit programs available. In addition, SHPO would also be able
to provide advice on the historic nature of downtown buildings that make up the
uniqueness of the community and provide guidance on overall preservation to keep this
a strong visible asset in the community.

Additional Agency Programs- Other grant funding sources are also available through
other state agencies including the History, Arts and Libraries (HAL), and the Michigan
Department of Transportation (MDOT). In the event Hillsdale wishes to obtain more
information or pursue one of these agency’s programs, the MSHDA team is available to
assist in locating any of these resources to support efforts related to the enhancement of
the downtown area.

For further information on any MSHDA or MEDC programs, please feel free to contact
us. We are happy to answer any questions.

Jodie Willobee

Michigan Main Street

Michigan State Housing Development Authority
735 E. Michigan Ave

Lansing, MI 48909

(517) 335-0615

willobeej@michigan.gov

Diane Karkau

Office of Community Development

Michigan State Housing Development Authority
735 E. Michigan Ave

Lansing, Ml 48909

(517) 241-2852

karkaud@michigan.gov

Deborah Stuart

CATeam- Community Assistance Specialist

Michigan Economic Development Corporation (MEDC)
300 N. Washington Square

Lansing, MI 48913

(517) 241-6849

stuartd@michigan.org
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1600 Prince Street ® Suite 110
Alexandria, Virginia 22314
Phone 703 683 5125

E-Mail: info@hyettpalma.com

THE RETAIL REPORT®

THE RETAIL REPORT, presented within this document, was specifically
prepared for Downtown Hillsdale, Michigan. This document presents information
concerning the characteristics of the Downtown Hillsdale primary retail trade. The
report was prepared in 2008 by HyettPalma, Inc.

THE RETAIL REPORT presents:

u The current demographic and socio-economic characteristics
of customers in the Downtown Hillsdale primary retail trade
area;

u A five year projection of changing demographic and socio-
economic conditions in the Downtown Hillsdale primary retalil
trade area;

= A projection of the number of retail dollars that residents in the
Downtown Hillsdale primary retail trade area spend on retail
goods; and

= A projection of the total retail spending potential for 24 classes
of retail goods sought by customers in the Downtown Hillsdale
primary retail trade area.

© HyettPalma, Inc. 2008 Downtown Hillsdale, Mi
THE RETAIL REPORTe Primary Retail Trade Area
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DEMOGRAPHIC AND
SOCIO-ECONOMIC
CHARACTERISTICS
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Downtown Hillsdale, Ml Primary Retail Trade Area
Study Area: Custom Shapes Shape: 1
Summary 2000 2008 2013
Population 44,849 46,204 46,916
Households 16,503 17,328 17,711
Families 11,871 12,254 12,373
Average Household Size 2.63 2.58 2.57
Owner Occupied HUs 12,939 13,594 13,740
Renter Occupied HUs 3,564 3,734 3,971
Median Age 35.5 374 38.7
Trends: 2008-2013 Annual Rate Area State National
Population 0.31% 0.39% 1.23%
Households 0.44% 0.52% 1.26%
Families 0.19% 0.26% 1.05%
Owner HHs 0.21% 0.34% 1.07%
Median Household Income 2.18% 2.47% 3.19%
2000 2008 2013
Households by Income Number Percent Number Percent Number Percent
< $15,000 2,424 14.7% 2,031 11.7% 1,806 10.2%
$15,000 - $24,999 2,367 14.4% 1,809 10.4% 1,682 9.5%
$25,000 - $34,999 2,360 14.3% 2,187 12.6% 1,979 11.2%
$35,000 - $49,999 3,422 20.8% 3,305 19.1% 2,913 16.4%
$50,000 - $74,999 3,525 21.4% 4,697 271% 5,058 28.6%
$75,000 - $99,999 1,382 8.4% 1,996 11.5% 2,601 14.7%
$100,000 - $149,999 734 4.5% 997 5.8% 1,348 7.6%
$150,000 - $199,000 132 0.8% 135 0.8% 122 0.7%
$200,000+ 116 0.7% 173 1.0% 201 1.1%
Median Household Income $39,651 $46,994 $52,336
Average Household Income $46,958 $53,254 $57,936
Per Capita Income $17,533 $20,371 $22,313
2000 2008 2013
Population by Age Number Percent Number Percent Number Percent
0-4 3,056 6.8% 3,181 6.9% 3,173 6.8%
5-9 3,252 7.3% 3,051 6.6% 3,017 6.4%
10- 14 3,632 8.1% 3,132 6.8% 3,215 6.9%
15-19 3,825 8.5% 3,485 7.5% 3,475 7.4%
20-24 3,079 6.9% 3,171 6.9% 2,980 6.4%
25-34 5,256 11.7% 5,693 12.3% 5,469 11.7%
35-44 6,814 15.2% 6,011 13.0% 5,872 12.5%
45-54 5,934 13.2% 6,911 15.0% 6,815 14.5%
55 - 64 4,242 9.5% 5,414 11.7% 6,356 13.5%
65-74 3,093 6.9% 3,318 7.2% 3,530 7.5%
75-84 1,987 4.4% 1,983 4.3% 2,064 4.4%
85+ 681 1.5% 854 1.8% 951 2.0%
2000 2008 2013
Race and Ethnicity Number Percent Number Percent Number Percent
White Alone 43,737 97.5% 44,822 97.0% 45,336 96.6%
Black Alone 192 0.4% 220 0.5% 237 0.5%
American Indian Alone 158 0.4% 165 0.4% 169 0.4%
Asian Alone 145 0.3% 233 0.5% 308 0.7%
Pacific Islander Alone 7 0.0% 9 0.0% 11 0.0%
Some Other Race Alone 165 0.3% 193 0.4% 221 0.5%
Two or More Races 455 1.0% 562 1.2% 635 1.4%
Hispanic Origin (Any Race) 534 1.2% 709 1.5% 840 1.8%

Data Note: Income is expressed in current dollars.
Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. ESRI forecasts for 2008 and 2013.
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PRODUCT DEMAND
BY INCOME GROUP
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF TOTAL RETAIL PRODUCT DEMAND
BY INCOME GROUP

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 8,205 16,664,355
$15000-24999 1,809 10,028 18,140,652
$25000-34999 2,187 12,168 26,611,416
$35000-49999 3,305 14,042 46,408,810
> $50000 7,998 24,818 198,494,364
TOTAL DEMAND FOR PRODUCT = $306,319,597

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPaima, Inc.

DEFINITION OF PRODUCT:

Food at home, food away from home, alcoholic beverages,
household textiles, furniture, floor coverings, major
appliances, small appliances and miscellaneous housewares,
miscellaneous household equipment, men’s apparel, women’s
apparel, boy’s apparel, girl’s apparel, children’s apparel,
shoes, other apparel products and services, prescription
drugs and medical supplies, entertainment fees and admis-
sions, televisions, radios, sound equipment, toys, play-
ground equipment, entertainment equipment, personal care
products and services, reading products, tobacco products
and smoking supplies.

© HyettPalma, Inc. 2008 Downtown Hillsdale, Mi
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PRODUCT DEMAND
BY PRODUCT TYPE

© HyettPalma, Inc. 2008 Downtown Hillsdale, Mi
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA

COMPUTATION OF TOTAL RETAIL PRODUCT DEMAND

BY PRODUCT TYPE

PRODUCT DEMAND

Food At Home 78,291,269
Food Away From Home 51,541,258
Alcoholic Beverages 9,086,413
Household Textiles 3,054,062
Furniture 10,003,406
Floor Coverings 1,294,432
Major Appliances 4,891,135
Small Appliances & Miscellaneous Housewares 2,649,429
Miscellaneous Household Equipment 17,866,379
Men’s Apparel -- 16 and Over 8,097,559
Boy’s Apparel --2to 15 2,697,625
Women'’s Apparel -- 16 and Over 13,551,205
Girl’s Apparel --2to 15 2,634,440
Children’s Apparel -- Under 2 2,200,260
Footwear 6,303,085
Other Apparel Services & Products 7,407,765
Prescription Drugs & Medical Supplies 11,471,245
Entertainment Fees & Admissions 13,156,425
Audio & Visual Equipment 17,614,200
Pets, Toys & Playground Equipment 8,900,815
Other Entertainment Supplies & Services 13,579,590
Personal Care Products & Services 11,544,030
Reading 2,706,220
Tobacco Products & Smoking Supplies 5,777,350
TOTAL DEMAND BY PRODUCT TYPE = $306,319,597

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

Downtown Hillsdale, Mi
Primary Retail Trade Area

©  HyettPalma, Inc. 2008
THE RETAIL REPORT® 6
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DEMAND FOR FOOD
PRODUCTS
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FOOD PRODUCTS

$ DEMAND BY PRODUCT TYPE

Alcoholic Beverages

Food Away From Home

Food At Home §

{Millions)

© HyettPaima, Inc. 2008 Downtown Hillsdale, Mi
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FOOD PRODUCTS
% DEMAND FOR EACH DOLLAR

Alcoholic Beverages {6.5%)

Food Away From Home (37.1%)

Food At Home (56.4%)

© HyettPalma, Inc . 2008 Downtown Hillsdale, Mi
THE RETAIL REPORTe 9 Primary Retail Trade Area
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: FOOD AT HOME

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 2,760 5,605,560
$15000-24999 1,809 3,155 5,707,395
$25000-34999 2,187 3,312 7,243,344
$35000-49999 3,305 3,760 12,426,800
> $50000 7,998 5,915 47,308,170

TOTAL DEMAND FOR PRODUCT $78,291,269

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Food at grocery stores or other food stores.

© HyettPalma, Inc. 2008 Downtown Hillsdale, Mi
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: FOOD AWAY FROM HOME

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 1,284 2,607,804
$15000-24999 1,809 1,498 2,709,882
$25000-34999 2,187 1,926 4,212,162
$35000-49999 3,305 2,354 7,779,970
> $50000 7,998 4,280 34,231,440

TOTAL DEMAND FOR PRODUCT $51,541,258

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPaima, Inc.

DEFINITION OF PRODUCT:

All food at restaurants, carryouts and vending machines.

© HyettPalma, inc. 2008 Downtown Hillsdale, MI
THE RETAIL REPORTe 11 Primary Retall Trade Area
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: ALCOHOLIC BEVERAGES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 192 389,952
$15000-24999 1,809 224 405,216
$25000-34999 2,187 360 787,320
$35000-49999 3,305 395 1,305,475
> $50000 7,998 775 6,198,450

TOTAL DEMAND FOR PRODUCT $9,086,413

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All alcoholic beverages.

© HyettPalma, Inc. 2008 Downtown Hillsdale, MI
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DEMAND FOR HOME
PRODUCTS

© HyettPalma, Inc. 2008 Downtown Hillsdale, Mi
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HOME PRODUCTS
$ DEMAND BY PRODUCT TYPE

Miscellaneous Household Equipment N
Small Appliances & Miscellaneous Housewares \
Major Appliances \

Floor Coverings NN\

Furniture NN\

Household Textiles

T T | | 1 1
0 2 4 6 8 10 12 14 16 18
(Millions)

© HyettPalma, Inc. 2008 Downtown Hillsdale, MI
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HOME PRODUCTS
% DEMAND FOR EACH DOLLAR

Household Textiles (7.7%)

Furniture (25.2%)
Miscellaneous Household Equipment (44.9%)

Floor Coverings (3.3%)

) Major Appliances (12.3%)
Small Appliances & Miscellaneous Housew (6.7%)

© HyettPalma, Inc. 2008 Downtown Hillsdale, MI
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: HOUSEHOLD TEXTILES

Household # $ Total $
Income Hids. Per Hid. Demand

< $15000 2,031 50 101,550
$15000-24999 1,809 111 200,799
$25000-34999 2,187 138 301,806
$35000-49999 3,305 175 578,375
> $50000 7,998 234 1,871,532

TOTAL DEMAND FOR PRODUCT $3,054,062

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Bathroom, bedroom, kitchen, dining room, and other linens,
curtains and drapes, slipcovers, pillows and sewing
materials.

© HyettPalma, Inc. 2008 Downtown Hilisdale, Mi
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: FURNITURE

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 155 314,805
$15000-24999 1,809 241 435,969
$25000-34999 2,187 321 702,027
$35000-49999 3,305 385 1,272,425
> $50000 7,998 910 7,278,180

TOTAL DEMAND FOR PRODUCT $10,003,406

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All indoor and outdoor furniture.

© HyettPalma, Inc. 2008 Downtown Hillsdale, Mi
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: FLOOR COVERINGS

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 21 42,651
$15000-24999 1,809 30 54,270
$25000-34999 2,187 33 72,171
$35000-49999 3,305 38 125,590
> $50000 7,998 125 999,750

TOTAL DEMAND FOR PRODUCT

$1,294,432

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Carpet, rugs and other soft floor coverings.

©  HyettPalma, Inc. 2008 Downtown Hillsdale, MI
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: MAJOR APPLIANCES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 99 201,069
$15000-24999 1,809 134 242,406
$25000-34999 2,187 145 317,115
$35000-49999 3,305 185 611,425
> $50000 7,998 440 3,519,120

TOTAL DEMAND FOR PRODUCT $4,891,135

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Refrigerators, freezers, dishwashers, stoves, ovens, garbage
disposals, vacuum cleaners, microwaves, air conditioners,
sewing machines, washing machines, dryers, and floor clean-
ing equipment.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: SMALL APPLIANCES & MISC. HOUSEWARES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 65 132,015
$15000-24999 1,809 92 166,428
$25000-34999 2,187 98 214,326
$35000-49999 3,305 102 337,110
> $50000 7,998 225 1,799,550

TOTAL DEMAND FOR PRODUCT

$2,649,429

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Small electrical kitchen appliances, portable heaters, china
and other dinnerware, flatware, glassware, silver and serv-
ing pieces, nonelectrical cookware and plastic dinnerware.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: MISCELLANEOUS HOUSEHOLD EQUIPMENT

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 370 751,470
$15000-24999 1,809 394 712,746
$25000-34999 2,187 - 845 1,848,015
$35000-49999 3,305 856 2,829,080
> $50000 7,998 1,466 11,725,068

TOTAL DEMAND FOR PRODUCT $17,866,379

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Typewriters, luggage, lamps, light fixtures, window cover-

ings, clocks, lawnmowers, garden equipment, hand and power,
tools, telephone devices, computers, office equipment, house
plants, outdoor equipment, and small miscellaneous furnish-
ings.
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DEMAND FOR APPAREL
PRODUCTS
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APPAREL PRODUCTS
$ DEMAND BY PRODUCT TYPE

Other Apparel Services & Products N
Footwear

Children’s Apparel -- Under 2 \
Girl’s Apparel - 2 to 15

Women’s Apparel -- 16 and Over \

Boy’s Apparel - 210 15 N\

Men’s Apparel - 16 and Over

(Millions)
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APPAREL PRODUCTS
% DEMAND FOR EACH DOLLAR

Other Apparel Services & Products (17.3%) Men’s Apparel -- 16 and Over (18.9%)

Boy’s Apparel -- 2 to 15 (6.3%)
Footwear (14.7%)

Children’s Apparel -- Under 2 (5.1%)

Girl’s Apparel -- 2to 15 (6.1%) Women’s Apparel - 16 and Over (31.6%)
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: MEN’S APPAREL -- 16 AND OVER

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 214 434,634
$15000-24999 1,809 244 441,396
$25000-34999 2,187 285 623,295
$35000-49999 3,305 392 1,295,560
> $50000 7,998 663 5,302,674

TOTAL DEMAND FOR PRODUCT $8,097,559

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All apparel items and accessories, excluding footwear.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: BOY’S APPAREL --2TO 15

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 65 132,015
$15000-24999 1,809 105 189,945
$25000-34999 2,187 125 273,375
$35000-49999 3,305 140 462,700
> $50000 7,998 205 1,639,590

TOTAL DEMAND FOR PRODUCT

$2,697,625

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All apparel items and accessories, excluding footwear.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: WOMEN’S APPAREL -- 16 AND OVER

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 370 751,470
$15000-24999 1,809 390 705,510
$25000-34999 2,187 525 1,148,175
$35000-49999 3,305 650 2,148,250
> $50000 7,998 1,100 8,797,800

TOTAL DEMAND FOR PRODUCT $13,551,205

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All apparel items and accessories, excluding footwear.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: GIRL’'S APPAREL -2 TO 15

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 45 91,395
$15000-24999 1,809 80 144,720
$25000-34999 2,187 100 218,700
$35000-49999 3,305 115 380,075
> $50000 7,998 225 1,799,550

TOTAL DEMAND FOR PRODUCT

$2,634,440

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All apparel items and accessories, excluding footwear.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: CHILDREN’S APPAREL -- UNDER 2

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 65 132,015
$15000-24999 1,809 75 135,675
$25000-34999 2,187 85 185,895
$35000-49999 3,305 105 347,025
> $50000 7,998 175 1,399,650

TOTAL DEMAND FOR PRODUCT $2,200,260

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

All apparel items and accessories, including footwear.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: FOOTWEAR

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 225 456,975
$15000-24999 1,809 240 434,160
$25000-34999 2,187 300 656,100
$35000-49999 3,305 350 1,156,750
> $50000 7,998 450 3,599,100
TOTAL DEMAND FOR PRODUCT = $6,303,085

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPaima, Inc.

DEFINITION OF PRODUCT:

All footwear, except for children under 2 and special foot-
wear used for sports such as bowling or golf shoes.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: OTHER APPAREL SERVICES & PRODUCTS

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 170 345,270
$15000-24999 1,809 200 361,800
$25000-34999 2,187 210 459,270
$35000-49999 3,305 255 842,775
> $50000 7,998 675 5,398,650

TOTAL DEMAND FOR PRODUCT $7,407,765

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Material for making clothes, shoe repair, alterations, sew-
ing patterns and notions, clothing rental, clothing storage,
dry cleaning, and jewelry.
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DEMAND FOR PERSONAL CARE
AND ENTERTAINMENT PRODUCTS
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PERSONAL CARE/ENTERTAINMENT
$ DEMAND BY PRODUCT TYPE

Tobacco Products & Smoking Supplies N NN

NN
Reading NN

N
Personal Care Products & Services \\

Other Entertainment Supplies & Services

Pets, Toys & Playground Equipment §

Audio & Visual Equipment N\

Entertainment Fees & Admissions N\

Prescription Drugs & Medical Supplies \\

| 1 | I
0 2 4 6 8 10 12 14 16 18
(Millions)
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PERSONAL CARE/ENTERTAINMENT
% DEMAND FOR EACH DOLLAR

Tobacco Products & Sm°ki5'§a§}#Pg°F§_§§38%) Prescription Drugs & Medical Supplies (13.5%)

Personal Care Products & Services (13.6%)
Entertainment Fees & Admissions (15.5%)

Other Entertainment Supplies & Services (16.0%)

Audio & Visual Equipment (20.8%)
Pets, Toys & Playground Equipment (10.5%)
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: PRESCRIPTION DRUGS & MEDICAL SUPPLIES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 425 863,175
$15000-24999 1,809 605 1,094,445
$25000-34999 2,187 625 1,366,875
$35000-49999 3,305 650 2,148,250
> $50000 7,998 750 5,998,500

TOTAL DEMAND FOR PRODUCT $11,471,245

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Prescription drugs, over-the-counter drugs, dressings, medi-
cal appliances, contraceptives, eyeglasses, hearing aids,
rental medical equipment, and medical accessories.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: ENTERTAINMENT FEES & ADMISSIONS

Household # $ Total $
Income Hids. Per Hid. Demand

< $15000 2,031 200 406,200
$15000-24999 1,809 250 452,250
$25000-34999 2,187 325 710,775
$35000-49999 3,305 360 1,189,800
> $50000 7,998 1,300 10,397,400

TOTAL DEMAND FOR PRODUCT $13,156,425

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Admissions to sporting events, movies, concerts, plays,
and movie rentals.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: AUDIO & VISUAL EQUIPMENT

Household # $ Total $
Income Hids. Per Hid. Demand

< $15000 2,031 475 964,725
$15000-24999 1,809 600 1,085,400
$25000-34999 2,187 750 1,640,250
$35000-49999 3,305 825 2,726,625
> $50000 7,998 1,400 11,197,200

TOTAL DEMAND FOR PRODUCT $17,614,200

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Television sets, video recorders, tapes, video game hardware
and cartridges, radios, phonographs and components, records
and tapes, musical instruments, and rental of the same
equipment.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: PETS, TOYS & PLAYGROUND EQUIPMENT

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 180 365,580
$15000-24999 1,809 245 443,205
$25000-34999 2,187 315 688,905
$35000-49999 3,305 425 1,404,625
> $50000 7,998 750 5,998,500

TOTAL DEMAND FOR PRODUCT $8,900,815

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Pets, pet food, toys, games, hobbies, tricycles and
playground equipment.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: OTHER ENTERTAINMENT SUPPLIES & SERVICES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 140 284,340
$15000-24999 1,809 350 633,150
$25000-34999 2,187 425 929,475
$35000-49999 3,305 525 1,735,125
> $50000 7,998 1,250 9,997,500

TOTAL DEMAND FOR PRODUCT $13,579,590

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPaima, Inc.

DEFINITION OF PRODUCT:

Indoor exercise equipment, athletic shoes, bicycles, camping
equipment, sporting goods, and photographic equipment and
supplies.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: PERSONAL CARE PRODUCTS & SERVICES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 295 599,145
$15000-24999 1,809 355 642,195
$25000-34999 2,187 425 929,475
$35000-49999 3,305 525 1,735,125
> $50000 7,998 955 7,638,090

TOTAL DEMAND FOR PRODUCT $11,544,030

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Services and products for hair, oral hygiene products,
cosmetics, and electric personal care appliances.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: READING

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 65 132,015
$15000-24999 1,809 85 153,765
$25000-34999 2,187 95 207,765
$35000-49999 3,305 125 413,125
> $50000 7,998 225 1,799,550

TOTAL DEMAND FOR PRODUCT $2,706,220

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Books, newspapers and magazines.
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DOWNTOWN HILLSDALE’S RETAIL TRADE AREA
COMPUTATION OF DEMAND BY RETAIL PRODUCT

PRODUCT: TOBACCO PRODUCTS & SMOKING SUPPLIES

Household # $ Total $

Income Hids. Per Hid. Demand

< $15000 2,031 275 558,525
$15000-24999 1,809 325 587,925
$25000-34999 2,187 400 874,800
$35000-49999 3,305 350 1,156,750
> $50000 7,998 325 2,599,350
TOTAL DEMAND FOR PRODUCT = $5,777,350

SOURCE: U.S. Department of Labor, Consumer Expenditure
Survey; ESRI BIS; and HyettPalma, Inc.

DEFINITION OF PRODUCT:

Tobacco products and smoking accessories.
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The Retail Report®
USER GUIDE

The Retail Report is a business development tool customized for your
Downtown. In it, HyettPalma has targeted the kinds of retail businesses that
Downtowns across the country are attracting.

The Retail Report brings effective data to your business development efforts
in a user-friendly format. Tables, graphs and charts interpret and present
information critical to your Downtown's future. And, the report is customized for
YOUR Downtown, containing information unique to your Downtown.

In The Retail Report, demographic and socio-economic data are amplified
and taken to a new level of detail. Households in your trade area are segmented
by income bands, and consumer spending habits are analyzed by these income
groupings. This allows you to determine which income groups to target in your
business development program.

Business prospects will expect to review information like this prior to making
a commitment to Downtown. The Retail Report shows them your Downtown -- and
your Downtown enhancement program -- are one step ahead of the competition.

The following pages list numerous ways you can use The Retail Report to
improve the economy of your business district.
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What Does The Retail Report Tell You ?

The Retail Report reveals what you can expect the customers in your
defined retail trade area to spend in 2008.

The Retail Report shows the number of dollars residents of your trade
area spend each year on over 100 different types of products --
products such as food at home, food away from home, furniture,
appliances, apparel, prescription drugs, toys, reading material, etc.

The Retail Report is not a listing of national figures or projections; it
is a customized report that gives you accurate and definitive
information for your own trade area.

A demographic and socio-economic profile of trade area residents is
included -- both a snapshot of their characteristics today and a five
year projection of their changing characteristics.

Who Can Benefit By Using The Retail Report ?
Current owners of businesses within a given trade area;

Business owners who are thinking of opening a store in the trade
area;

Entrepreneurs who are determining what type of business to open or
who are deciding on a business location;

Bankers and others who are deciding whether or not to invest in
specific types of retail businesses;

Downtown directors and other economic development professionals
whose work entails business retention, entrepreneur development
and business recruitment; and

Downtown revitalization leaders, Downtown directors, economic
development professionals, and local elected officials who want
sound information that lets them speak with certainty about their
Downtown's potential to sustain specific types of retail businesses.
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How Can Downtown Directors and Economic Development Professionals Use
The Retail Report ?

To attract customers to Downtown by creating a mix of strong businesses which
appeal to trade area residents.

To raise the confidence of investors in the profitability of your business district.

To help existing businesses become more profitable -- so that Downtown's rate of
business turnover is lessened.

To fill building vacancies with the types of retail businesses that can succeed and
thrive in your district.

To strengthen existing businesses and lessen business closings by:

showing existing business owners what trade area residents are
spending their money on;

helping business owners determine how to cater to those shopping
preferences -- and capture more shopping dollars; and

enabling them to develop a business plan that is based on realistic
market data.

To improve the variety and selection of retail goods offered in the business district
by:

showing existing business owners that there is money to be made by
expanding or revising the types of retail goods they sell;

showing existing business owners that there is money to be made by
opening additional types of retail businesses in the business district;
and

targeting specific types of retail businesses -- so that you can actively
recruit those businesses having the greatest potential to succeed and
remain in your Downtown.
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To attract additional businesses to the business district by:

providing definitive data that shows a market exists for the retail
goods they sell.

How Can Business Owners Use The Retail Report ?

Business owners frequently ask, "How much money do residents of Downtown's
trade area spend on the retail goods | sell?" Or stated another way, "How do | know
there's money to be made in Downtown?"

The Retail Report allows you to answer these questions with certainty and authority
by quantifying:

what the market is for particular retail products;

the spending potential of residents in your trade area for particular
retail goods; and

the current "economic pie" -- how much money is being spent on
various retail goods by residents in your Downtown's trade area.

To better plan, manage, and grow your business -- by using the information in The
Retail Report, business owners can:

set annual benchmarks for how much of the "economic pie" they
intend to capture for their business -- measured in anticipated gross
sales receipts for YOUR Downtown;

set an annual budget based on their gross receipts benchmarks;

make informed budgeting decisions about how much to spend each
year on inventory, overhead, advertising, staff, etc.; and

complete a business plan that persuades their banker to extend a
commercial loan to them.
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How Can Entrepreneurs Use The Retail Report ?

The Retail Report shows the sales potential within a given trade area for over 100
types of retail businesses. This would be invaluable in order to:

compare the markets for a variety of different retail products;
determine what type of retail business to open;
complete a realistic business plan before opening that business; and

persuade bankers and investors that a strong market exists for the
type of retail business being opened.
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