Allen Creek & North Union Street Redevelopment Master Plan

The following pages are excerpts from the Allen Creek &
North Union Street Redevelopment Master Plan prepared
by R.A. Smith & Associates, Inc. for the City of Evansville
(Nov 2007).

Market Analysis:

Map 2, below, depicts the extent of regional retail
competition and a likely trade area for the City of
Evansville. This trade area would be applicable to a more
general level of commercial activity, including such items

as groceries, hardware, pharmacy items, and personal
services. Evansville falls almost entirely within the trade
areas of its metropolitan neighbors for general
merchandise and specialty goods.

Market Potential

In Wisconsin, the typical household spends about $23,300
annually on the kinds of goods and services which would
be purchased from businesses in a typical commercial
setting. There are approximately 10,176 people (4,424

Map 2: Regional Grocery and Discount General Merchandise Store Competition
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households) living within the delineated trade area for
Evansville, resulting in aggregate annual purchases of
about $103 million. Given that Evansville lacks many
common categories of retail goods and services, a
substantial share of this market potential is "leaking" from
the city to larger communities with a more diverse
commercial sector.

Retail & Service Business Markets

Based on population thresholds for retail stores and
services in Wisconsin, the City of Evansville might expect
to have several of the retail goods and services listed in
Table 1. A population threshold is derived by dividing the
population of the state by the number of establishments
of a given type. This gives some indication of the number
of people in a trade area that may be needed to support a
particular kind of business, and in turn, point to market
opportunities in the community. Table 1 lists all of the
retail and service businesses with a threshold of 20,000
people or less (roughly twice the population in Evansville's
trade area). This is not intended to be interpreted as a list
of the kinds of businesses to be attracted to the City, but
to indicate the character of businesses, which will help to
plan an appropriate development pattern to
accommodate them.

The retail and service businesses considered most likely to
locate within the Allen Creek & North Union Street
corridor include business and professional offices,
personal services, automotive and convenience-oriented
retail, and eating places. The limited trade area population
and competition from the well-anchored East Main Street
commercial district make significant community-oriented
retail (ex., furniture, clothing, general merchandise, etc.)
development along North Union Street a difficult
proposition.

Professional offices may include legal, medical, financial,
or similar kinds of services. Many of these uses are
currently located within the downtown area. Locations
along North Union Street could provide an expansion
opportunity for these existing businesses in addition to
sites for new businesses in the community. In addition,
this district may be a suitable location for any primary
business which operates in an office environment.

Personal services include hair care, spas, laundry, and
similar services. This is a growing economic sector
nationally, and the area's population growth will only tend
to fuel that growth locally. As these new businesses enter
the community, they may find the North Union Street area
to be a desirable location.

Table 1: Retail and Service Business
Population Thresholds

Population Expected
Retail Store or Service Type Threshold Number
Full service restaurants 980 10.38
Limited service restaurants 1,434 7.10
Drinking places 1,487 6.84
Insurance agencies and brokerages 1,541 6.60
Offices of physicians 1,860 5.47
Gas stations with convenience stores 2,007 5.07
Offices of lawyers 2,037 5.00
Offices of dentists 2,146 4.74
Beauty salons 2,240 4.54
Automotive mechanical repair 2,257 451
Accounting, tax prep., bookkeeping 2,504 4.06
Commercial banking 2,587 3.93
Child care services 2,693 3.78
Computer services 3,624 2.81
Management consulting services 3,696 2.75
Gocery stores and supermarkets 3,999 2.54
Hotels 4,193 243
Automotive body and painting 4,733 2.15
Building materials dealers 4,985 2.04
Offices of chiropractors 4,996 2.04
Engineering services 5,075 2.01
Gift, novelty, and souvenir shops 5,309 1.92
Auto parts stores 5,553 1.83
Pharmacies and drug stores 5,966 1.71
New car dealers 6,540 1.56
Securities brokerages 6,696 1.52
Veterinary services 7,307 1.39
Temporary help services 7,709 1.32
Used car dealers 8,128 1.25
Sporting goods stores 8,262 1.23
Fitnes or recreation centers 8,386 1.21
Direct selling establishments 8,712 1.17
Credit unions 8,763 1.16
Women's clothing stores 9,100 1.12
Furniture stores 9,327 1.09
Florists 9,386 1.08
Snack and beverage stores 9,465 1.08
Jewelry stores 9,566 1.06
Savings institutions 9,711 1.05
Specialty food stores 9,948 1.02
Shoe stores 10,015 1.02
Beer, wine, and liquor stores 10,267 0.99
Nursery, garden, farm supply stores 10,314 0.99
Gas stations 10,385 0.98
Hardware stores 10,482 0.97
Other miscellaneous stores 10,943 0.93
Photographic services 10,996 0.93
Travel agencies 11,023 0.92
Funeral homes and services 11,776 0.86
Floor covering stores 11,932 0.85
Radio, TV, and appliance stores 12,028 0.85
Family clothing stores 12,855 0.79
Offices of optometrists 13,118 0.78
Used merchandise stores 13,188 0.77
Dry cleaning and laundry services 13,433 0.76
Other home furnishings 14,064 0.72
Home health care services 14,710 0.69
Bowling centers 15,055 0.68
Architectural services 15,106 0.67
Car washes 15,524 0.66
Offices of physical therapists 15,966 0.64
RV parks and recreational camps 16,495 0.62
Offices of mental health pactitioners 16,617 0.61
Graphic design services 16,678 0.61
Office administrative services 16,741 0.61
Other personal care services 16,741 0.61
Outpatient care centers 16,930 0.60
Offices of other health practitioners 17,256 0.59
Tire dealers 17,322 0.59
Household appliance stores 17,525 0.58
Hobby, toy, and game stores 18,463 0.55
Optical goods stores 18,851 0.54
ALL STORES AND SERVICES 139.51
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North Union Street, and even more so, U.S. Highway 14
north of the intersection with Madison Street, is the
principal route for commuters entering or leaving the City
to travel between Evansville and Madison. As such, it is an
ideal location for the convenience-oriented retail catering
to this market. Examples of these businesses include
limited-service (i.e., fast food) restaurants and gas stations
with convenience stores.

Finally, this location may be suited to full-service
restaurants. This may especially be true if the site may
offer additional amenities such as views of Allen Creek
(such as along Main Street) and attractive outdoor dining
or event space.

Appendix D:

Commercial Business Attraction Strategies

The City of Evansville may engage in activities to attract
new retail and service businesses to the Allen Creek &
North Union Street corridor or to the downtown district.
The Allen Creek & North Union Street Redevelopment
Master Plan identifies the most likely types of businesses
to be attracted to the community, based on its trade area
characteristics. The list provided in the report is intended
to represent the character of these businesses, more so
than specific recruitment targets.

Evansville has a small market area and a relatively small
population base. The kinds of businesses most often found
in similar communities include business services, personal
services, specialty retail, and convenience or highway-
oriented retail. Operationally, these tend to be
independent businesses (as opposed to chains) or
franchise businesses.

The City may also elect to pursue home improvement
related businesses that include a showroom element
within their operation. Examples might include uses such
as a kitchen and bath store or lighting showroom.

Opportunities for new businesses to locate in these
districts will include existing business expansion (either
physical expansions or the addition of new products),
relocations from elsewhere in the City or from nearby
communities, additional locations of chain businesses or
independents in nearby communities, and new business

start-ups. The following business development strategies
may be appropriate for the City to pursue.

Existing Business Expansion

Businesses already in the market may be best positioned
to capture potential sales leaking from the community, as
they are already established and have a customer base.
The cost of adding new merchandise lines is relatively
inexpensive in comparison to starting a new business to
meet the need. City actions to encourage business
expansion may include:

< Conducting consumer surveys to identify missed
opportunities and quantify market demand.

< Financial and technical support for remodeling and
physical expansion to meet business' new space needs.

Business Relocation

Pressure on service businesses to relocate may be one of
the potential outcomes of revitalization that encourages
specialty retail businesses in the downtown. These service
businesses may be ideally suited to locations along North
Union Street. Home-based businesses may be another
type of business that is already located in the City but is
inclined to relocate to commercial space along North
Union Street. Besides these, there is the potential that a
business located in a nearby community may see a better
opportunity to prosper by relocating to Evansville.

These businesses may benefit from the following tools:

< Assistance in site identification, acquisition, and
development.

< Relocation assistance including business planning
and public relations to create awareness of the business
location.

The City will need to consider whether it wants to
aggressively pursue a strategy of attracting businesses
from neighboring communities. This is a practice generally
frowned upon in professional economic development.
Such efforts are usually focused on encouraging a business
to open an additional location, rather than on relocation.

Additional Business Locations

The target for a business opening an additional location is
one that is already receiving a high percentage of traffic
from customers in the Evansville trade area. This may be a
service that is not offered by businesses in Evansville, or
perhaps is offered at a different quality. (As an example,
people from one community may travel to another to
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patronize a particular kind of restaurant or to use a high-
end banquet facility.) Actions that the City may take to
encourage this activity include:

< Market research to identify where local residents
shop for goods and services not found in the City.

< Identification of specific businesses in neighboring
communities that draw heavily from Evansville's trade
area.

< Discussions with identified businesses to assess the
interest in opening a branch location.

New Business Formation

Few communities have programs aimed at helping people
to form small retail and service businesses. Much of this is
attributable to a bias in the economic development
profession toward manufacturing businesses, as these are
perceived to have a greater impact on the community. The
kind of training and start-up assistance appropriate for the
retail or service business entrepreneur is different from
that provided to manufacturers. The City should seek
professional advice in creating any such programs.
Examples of techniques that may be part of a strategy
include:

< Entrepreneurial workshops intended to help people
determine what they may want to do and to set a vision
for their future business.

< Training programs targeted to retail and service
business formation, marketing, and operations.

< Business plan competitions to identify potential
businesses with a high likelihood of success.

< Financial assistance targeted to defray operating
costs during the first two years of operation, including
inventory, rent, utilities, and office administration
(photocopies, printing, binding, postage meters, etc.).

General Businesses Support Programs

As much as attracting businesses to the community, it is
important to provide assistance to help ensure that they
remain healthy and grow to the extent possible. Some
strategies the City may adopt include:

< One-on-one technical assistance and workshops on
key facets of retail and services, including such things as
pricing, inventory management, cash flow management,
marketing, merchandising, and ownership transition.

< District-wide branding and promotion efforts.
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