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Dear Mr. Harvey:

Integra Realty Resources Kentucky-Southern Indiana is pleased to submit the accompanying
consultation in support of the Westport Road Corridor Small Area Plan. The purpose of the
consultation is to analyze the existing commercial environment along the Westport Road
Corridor between the Watterson Expressway and N. Hurstbourne Parkway and explore the
possibilities for change in this commercia environment during the near future. The client for the
assignment is. Stanford Harvey, AICP, Principal of Urban Collage, Inc. He is also the intended
user. The use of this consultation is to support development of the “small area plan” for the
Westport Corridor.

To report the assignment results, we use the summary report option of Standards Rule 5-2 of
USPAP. Accordingly, this report contains all information significant to the solution of the
market study problem.

Based on the analysis in the accompanying report, and subject to the definitions, assumptions,
and limiting conditions expressed in the report, it is our opinion that:

e The neighborhood market areafor the corridor isbounded by ......
o [-71 and I-265 on the north
o Shelbyville Road on the south
0 The Watterson Expressway on the west
0 And I-265 on the east
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e Within the neighborhood market area, commercial retail supply and demand is
characterized by

e The opening of the Watterson Expressway ramps at Westport Road are ....

e Existing commercia development along Westport Road

e Existing vacant land along Westport Road

The market study is subject to no extraordinary assumptions and hypothetical conditions.

The opinions expressed in this report are based on estimates and forecasts that are prospective in
nature and subject to considerable risk and uncertainty. Events may occur that could cause the
performance of the market to materially differ from our estimates, such as changes in the
economy, interest rates, capitalization rates, financia strength of tenants, and behavior of
investors, lenders, and consumers. Additionally, our opinions and forecasts are based partly on
data obtained from interviews and third party sources, which are not always completely reliable.
Although we are of the opinion that our findings are reasonable based on current market
conditions, we are not responsible for the effects of future occurrences that cannot be reasonably
foreseen at thistime.

If you have any questions or comments, please contact the undersigned. Thank you for the
opportunity to be of service.

Respectfully submitted,

INTEGRA REALTY RESOURCES KENTUCKY—SOUTHERN | NDIANA

& GoAalitliams

George M. Chapman, MAI, SRA, CRE, FRICS CharlesA. Williams, I1I, MBA

Certified General Real Property Appraiser Senior Analyst

Kentucky Certificate #614 Associate Real Property Appraiser
Kentucky Certificate #004330
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WESTPORT ROAD CORRIDOR STUDY GENERAL INFORMATION

GENERAL INFORMATION

IDENTIFICATION AND DESCRIPTION OF THE STUDY AREA

The study area includes the Westport Road corridor between the Watterson Expressway
and N. Hurstbourne Parkway and the communities abutting this corridor. A map of the
study areafollows.

PURPOSE AND EFFECTIVE DATE

The purpose of the consultation is to analyze the existing commercial environment along
the Westport Road Corridor between the Watterson Expressway and N. Hurstbourne
Parkway and explore the possibilities for change in this commercial environment during
the near future.

CLIENT AND INTENDED USER

The client for the assignment is. Stanford Harvey, AICP, Principal of Urban Collage, Inc.
He is also the intended user. The use of this consultation is to support development of the
“small areaplan” for the Westport Corridor.
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WESTPORT ROAD CORRIDOR STUDY GENERAL INFORMATION

APPLICABLE REQUIREMENTS

The Uniform Standards of Professional Appraisal Practice (USPAP) and the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal
Institute do not specify analysis and reporting requirements for consultations that do not
include an estimate of value such as the current project. However, as members of the
Appraisal Institute, we remain dedicated to the tenants of ethical conduct and professional
practice that such membership infers, the most notable of which include the assurance of
impartiality and the commitment to credible results.

ScoPE OF WORK

The scope of work as outlined in our letter of engagement is as follows:

e Review the Louisville Metro Retail Study.

e |dentify and enumerate the magnitude of neighborhood retail along Westport Road
between Herr Lane and Hurstbourne Parkway with emphasis upon the existing
neighborhood centers.

e Subjectively analyze the functionality of this space when compared to current retail
design.

¢ Define the neighborhood market area.

e Estimate the potentia retail demand for neighborhood shopping within the
neighborhood market area.

e Estimate the residual neighborhood retail demand and the amount of additional
neighborhood retail space that thisresidual demand may support.

e Identify and analyze vacant land along the Westport Road corridor within the
neighborhood that may be available for additional development.

e Anayze the degree to which the 1-264-Westport Road on-off ramps currently under
construction may provide enhanced neighborhood access to presently marginally
accessi ble shopping aggregations.

e Explore the possibility for the development of “destination” retail/service activity
supports along the “Herr Lane-Hurstbourne Parkway” Westport Road corridor.

e Review possible alternative site in neighborhood that may be developed in the
foreseeable future.

A review of the Louisville Metro Retail Study revealed no data or analysis that was
considered directly pertinent to the area under study. Also, it was learned that the heirs to
the Palmer-Ball estate categorically reject the possibility of development of their farm,
which is located near the center of the study area. For these reasons, the first and last
issues, described in the foregoing scope of work, were deemed to require no further
consideration. After additional investigation, a more relevant scope of work became
apparent, which is detailed as follows:

¢ Define the neighborhood market area.
e Anayzethe commercial retail supply and demand characteristics of the neighborhood
market area.
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WESTPORT ROAD CORRIDOR STUDY GENERAL INFORMATION

e Anayzetheimpact of the Watterson Expressway on-off ramps on the Westport Road
corridor on neighborhood access.
e Analyze commercial development within the corridor along Westport Road to include
the following:
0 ldentify commercial development
0 Analyze redevelopment possibilities
e Anayze vacant land within the corridor along Westport Road.
0 Development of “destination” commercial activity supports.

REPORT FORMAT

This report is prepared under the summary report option of Standards Rule 5-2 of
USPAP. Accordingly, the report contains all information significant to the achievement
of the consultation objectives.
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WESTPORT ROAD CORRIDOR STUDY MARKET AREA ANALYSIS

MARKET AREA ANALYSIS

The area along Westport Road in the study area is best suited for “neighborhood”
commercial uses such as small retailers and services rather than “destination” commercial
uses such as furniture stores, department stores, and automobile sales, etc. Commonly,
such destination uses require sites of a size not found along the corridor. Also, the
incompatibility of such “destination” development along the corridor is further supported
by the preference surveys conducted among the area advisory group in which such
destination commercial uses as “car lots, big box stores, etc.” were rated in the :keep out”
category.

For this reason, only a “neighborhood market area’ of sufficient size to support these
neighborhood commercial uses was considered as a basis for analyzing commercial retall
supply and demand for the corridor study area. Neighborhood market areas typically range
is size from a five to ten minute drive time from the location of the neighborhood
commercial uses. The two primary commercial locations along the corridor that
accommodate neighborhood commercial uses are the “Plantation” commercial site and the
Rolling Hills'Westport Plaza commercial site. For this reason, these two sites were used as
the loci for five and ten minute drive time maps, which together will assist in defining the
neighborhood market area for the corridor. These maps are detailed as follows:

SMINUTE DRIVE TIME MAP
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WESTPORT ROAD CORRIDOR STUDY MARKET AREA ANALYSIS

10MINUTE DRIVE TIME MAP
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In making afinal determination of the neighborhood market area for the subject, the major
traffic arteries that effectively serve as man-made barriers to entry and exit for the study
area were given substantial weight such that the resulting market area boundaries are
shown as follows:
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WESTPORT ROAD CORRIDOR STUDY

MARKET AREA ANALYSIS

NEIGHBORHOOD MARKET AREA MAP
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The neighborhood market area for the corridor is bounded by ......

e |-71 and I-265 on the north

e Shelbyville Road on the south

e The Watterson Expressway on the west
e And I-265 on the east
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WESTPORT ROAD CORRIDOR STUDY RETAIL SuPPLY AND DEMAND ANALYSIS

RETAIL SUPPLY AND DEMAND ANALYSIS

Retail demand with the market area is generated by the market area households, which as
of 2009 number approximately 24,000. The median household disposable income in the
market area is approximately $56,000 of which only approximately $36,000 is spent on
retail trade and food & drink.

In comparing retail supply and demand for a market area, the total annual potential retail
expenditures are compared to the total annua retail sales. If sales are less than the
potential expenditures, then there may be room for additional retail development in the
market area. Overall, approximately $66,000,000 more retail sales per year are spent in
the market area than the potentia retail expenditures generated by market area
households. This means that households living outside the market area are coming into the
market area to spend their money. However, there are a few categories of retail in the
market area in which there appears to be room for additional retail development. These
retail categories are as follows:

MEDIAN MEDIAN BUSINESSES

INDUSTRY GROUP DEMAND SUPPLY RETAIL GAP SIZE [SF] $/SFIYR NEEDED

Beer, Wine, & Liquor Stores $8,709,174 $7,245,592 $1,463,582 3,196 $396 1
Gasoline Stations $109,841,606 $70,996,924 $38,844,682 2,933 $1,321 10
Florists $2,011,535 $730,750 $1,280,785 1,628 $226 3
Other Miscell aneous Store Retailers $8,746,733 $8,504,129 $242,604 2,133 $205 1
Special Food Services $11,690,514 $5,496,060 $6,194,454 2,100 $192 15
Drinking Places - Alcholic Beverages ~ $11,076,407 $5,504,415 $5,571,992 ? ? 5

TOTAL 36

|Souroes: ESRI and I foUSA; Dollars and Centsof Shopping Centers2008, ULI.

The market area need for these 35 stores amounts to a requirement of approximately
72,000 square feet of commercial retail space. It isimportant to recognize that these store
types may be located anywhere throughout the market area, and need not be located along
the Westport Road corridor. Additionally, this analysis does not preclude the devel opment
of retail categories along Westport Road that are already well represented within the
market area.

We conclude that the market area in general is well supplied with a full variety of retail
options. There is some room for additional neighborhood retail development; however,
any substantial retail development must be supported by market area household growth,
redistribution of businesses from older, poorly functional retail space to new, functional
retail space, and from household located outside the market area bringing their custom
into the market area. The full retail supply and demand report for the market area follows.

PAGE 8

Inzegra Reaty Rescurees



WESTPORT ROAD CORRIDOR STUDY RETAIL SuPPLY AND DEMAND ANALYSIS

Retail MarketPlace Profile
Prepared by STDBonline

Westport Road Corridor Study

Site Type: Custom Polygon

Summary Demographics
2009 Poputation 58.820
2009 Households 24174
2008 Median Dispesable Income 558012
2008 Per Capita Income 541.055
Industry Summary Demand Supply LeakagelSurplus Humber of
[Retail Potential} |Retail Sales) Retail Gap Factor Businesses
Total Retail Trade and Food & Drink (MAICS 4445, 722) FE8B, 152,058 034 BE4, 280 T3t -38 608
Total Retail Trade (MAICE 44-45) §734.283,842 771,317,342 2.5 413
Total Food & Dirink (MAICS 722) §134.880,114 3163,560,247 -BA 186
Demand Supply Leakage/Surplus  Mumber of
Industry Group {Retail Potential]) (Retail Sales) Retail Gap Factor Businessas
Motor Vehicie & Parts Dealers (MAICS 441) 5181.084 24 $102.9081608 576086853 277 26
Butomobile Dealers (MAICE £411) 5181.275.138 584,830,250 576,444,883 3 10
Oiher Motor Vehicle Dealers {NAICS 4412} §11.585.610 §0.480.172 B5,.105,847 283 4
Auto Parts, Accessories, and Tire Stores (NAICS 4413) $2.123.B67  S11.6BT 744 52533877 -12.3 12
Furniture & Home Furnishings Stores (NAICS 442) §27.818.803 522470200 $5,34B,813 108 a7
Furmture Stores (HAICS 4421) 514.708.279  S16.377.001 51,887,722 -B4 i7
Home Furnishings Slores (NAIGS £422) S13.109.624 568,083,269 16,335 35 10
Electronics & Appliance Stores (MAICS 443MAICS 4431) 524003837  BI7SE2 114 3528177 £ 32
Bldg Materia’s, Garden Equip. & Supply Stores (KAICS 444) 5314437116 5L 5TEETE ®-3,133. 780 47 ]
Building Matenal and Supplies Dealers [MAICS 4441) 520308657  §30.085.013 5-086,3548 -12 24
Lawn and Garden Equipment and Supplies Stores (MAICE ££42) 32 044 450 54401 853 2447204 -3T.4 T4
Food & Beverage Stores (MAICS 445) 5115.708.063 S200.944.770 107 431 4
Grocery Stores (MAICS 4457) 5104261112 5280.784 265 3 45 ]
Speciafly Food Stores (MAICS 4452) FLTITTIT 32014203 [i =31 [i]
Beer, Wine, and Liquor Stores {MAICS 4453) §3.700.174 §7.245 502 $1,403 532 B
Health & Personal Care Stores (NAICS 448/MAICE 4481 528.081.274 535502348 §-0,511,074 -16.4 35
Gazoline Stations (MAICS 44714471) $109.841.608 §70.096.824 338344882 215 14
Clothing and Clothing Accessories Stores (NAICS 448) 331,785,608  S8O.TO4.BBG  §-34.900.123 T3
Clothing Stores (MAICS 2481) 524.736.618  §50.TBZ. 073  I-35,045255 =6
Shoe Siores (NAICS 4432) 33,008,847 §1.731.673 $1,367.074 L]
Jews'ry, Lupgage. and Leather Goods Stores (MAICS 4433 33,060,043 55.281.0850 1,324,007 kR
Sporting Goods, Hobdy, Book. and Music Siores {NAICS 451) §0.666.B44  §18.131.362 F-6.484.412 -26.1 3B
Spaorting Goods/HobbyMusical Instrument Stores (MAICS 4511) 34 624 BRS $5.124 760 54,400,385 327 a2
Book, Perodical, and Music Stores [NAICS 4512) 35.042.040 57.006.602 5-1,864, 553 -16.3 &

Data Note: SLP Y resall EBEJ.'E:\- esfimates sa3les {0 consUMErs b}' establishments. Sales 1o businessas ane exciuded Demand [!E‘li\] pmer.:ial:lesﬁma;is e expeciad amoun EFEI'-‘*.
y CONSUTETS retall esizbishmanis. Sl.-pptyar.d demard esimatas are Ir currernd dollars. The LE'EK?A]E\'EIH‘FHJE Facior FI'EFEH‘.E a EHEFIE!'IUZ o retali E{IWHL"I y.-‘hlsss a me3asuwre
e I'ESE'"I:("IEE:P bebwesn EA.IFP",' ard demand thas ranges from +100 (hols \ea‘i,aga o -100 :\II‘DIE! SLI-'FH..S‘: Apnﬁth& WAlE regents Teavags’ of relal cps:or:unn cuislde the

Irade area. A ﬂ%ﬂ\‘ﬂ valug rep.'esenta @ surpius of af sdkes, d marksl whers Tustomers are grawn 0 Trom culsids the I arga. Tna Ratan G-ap regresenis 1 EFErence

bebyean Retall Potentlst 3nd Retal Saies. ESRI uses e Nortn Amerlean incusiry Ciasstfication System (MAICS) o classity businesses by thalr primary type of economic sciviy.

Retall establishmients ara classifed inio 27 '|"IL‘JE|.F§' groups In the Relat Trade secior, a5 wall iitu:r"'ﬂLE'.l'_l‘ orodips within e Food Services & |}.'|M:I'Ig Salahisnmeants sLDERCOr

Source: ESRI and infolJS AR
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WESTPORT ROAD CORRIDOR STUDY

RETAIL SuPPLY AND DEMAND ANALYSIS

Westport Road Corridor Study

Site Type: Custom Polygon

Retail MarketPlace Profile
Prepared by STDBonline

Demand Supply Leakage/Surplus MNumber of

Indusiry Group {Retail Potential)  [Retail 5ales) Retail Gap Factor  Businesses
General Merchandse Stores (NAICS 452 §5133.183.532 382,712,840 550450886 234 16
Department Stores Exciuding Leased Depts. (NAICE 4521) $58.453.080 545,007,547  B12.456,142 118 ]
Cther General Merchandise Stores (MAICS 4520) §74,706.843 §38.715000 537,004 744 4.1 L]
Misczllanepus Store Retailers (MAICE £33) 517.551.037 5145920480 52831457 B.1 T2
Florists {NAICS 4531) 32,011,535 5730,750 §1,.2B0.785 46.7 4
Office Supplies, Staticnery, and Gift Stores (NARCS 4532) 35,422,640 4,030,303 51,382 251 47 23
Uzed Merchandise Stores (NAICS 4533) $1.371.020 $1.655,203 F-284.183 B4 20
Other Miscellaneous Store Retallers [MAICE £332) 18.748,733 14,504,129 $242804 1 25
Monstore Retailers (MAICS 454) $25.203.893 $5.828.970 18,576,926 B335 &
Elzctronic Shooping and Mail-Order Houses (MAICS £541) 511,118,038 5937.087  B10.18D.C41 B44 1
Vlending Machine Operators (NAICS 4542) 32,408 434 $2.782.650 56,825,784 B43 |
Direct Selling Establishments (MAICS 4543) 34,877 428 §1,008,323 $2.771,103 421 ]
Food Services & Drinking Places (MAICS T22) 5134.888,114  §1592.500,047 -BE 1066
Full-Service Restaurarnts (MAICS 7221) §40.520.213 300,174,882 -26.1 Bo
Limited-Service Eating Places (NAICS 72221 $71.575.080 $84,301,500 B2 ED
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