
Retail Market Feasibility Study for Planned Retail Developments 
at Potomac Yard; Alexandria, Virginia 



BACKGROUND AND OBJECTIVES 

The owners of existing and planned retail developments in the Potomac Yard Coordinated Development District (CDD) have 
retained RCLCO (Robert Charles Lesser & CQ.) to conduct an independent thud-party analysis of the market supp~rt far retail 
space contemplated for the Potomac Ysrd master-planned community. The purpose of this study is to pssist We prqpew 
owners and the City of Alexandria in confirming pa t  the retail assumed for bofh the redevelawd Potomac Yprd Retail. Center 
and the planned Town Center can be supported by the future market demand, and that both centers are ekctively'differentiated 
so that they are complementary clusters of sustainable retail activity. 

Potomac Yard is an urban, mixed-use, coordinated development with multiple owners. The Potomac Yard Retail Center was the 
first phase of Potomac Yard to be developed and has already become a thriving retail destination. The owners of the Potomac 
Yard Retail Center (RREEF) plan to redevelop their property (referred to as Land Bay F and the "Retail Center") as an urban, 
transit-ariented development including retail, residential, office, and hotel uses. The intention is to create a mixed-use 
environment with a regional urban retail destination based on the Market Common brand developed by McCaffery Interests, with 
a focus on combining lifestyle retail with the existing base of big-and medium-box retail. 

Two adjacent land bays (referred to as Land Bays G and H/I and collectively as the 'Town Center") have Coordinated 
Development District Concept Plan approval (CDD 2008-0001) for mixed-use densities and the owner (MRP Realty) is working 
with the City on approval of Development Special Use Permits for the design of the Town Center. Approval of the first phase of 
the Town Center is expected in early 2009 with approval of the next phase following in 2009. The Town Center and the 
subsequent redevelopment of the Retail Center are intended to function as two distinct, but complementary districts. The City of 
Alexandria and the owners of the Retail Center and Town Center want both districts to thrive with successful retail contributing to 
the vitality of both locations. 

W~th this as background, the objectives of RCLCO's involvement has been to conduct a retail market analysis in order to 
determine the depth of demand for retail space by merchandize category at the site under a build-out scenario. Key 
assumptions for this engagement have included the following: 

Retail demand must be supported by full build out of the planned projects. 
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Buildout at the site is achieved in 2020. 

A new Potomac Yard Metrorail station will be operational at the Town Center under the buildout scenario. 

Scope of Work 

The analytical tasks RCLCO undertook leading to the fulfillment of the above objectives included the following: 

A. Project Initiation 

1. RCLCO participated in a kick-off meeting with City staff, property owners of Potomac Yard, and relevant project team 
members to obtain a debriefing about the project and any relevant information from prior work completed relative to the 
assignment, and to refine the goals and objectives of this analysis and scope of work to ensure that this engagement 
addressed the needsidesires of all interested parties. 

8. Retail Market Analysis 

1. RCLCO conducted a retail market analysis to determine the trade area and depth of demand for retail space, taking into 
account the planned residential, hotel and office development within the whole Potomac Yard CDD, and assuming that 
there will be a Metrorail station in this location. 

a) RCLCO visited each of the subject properties and evaluated the development potential in light of each site's location, 
access, and visibility, current and/or proposed neighboring uses, topography, views, vegetation, other natural and/or 
man-made features, and other pertinent factors. 

b) RCLCO obtained and analyzed secondary data relative to the historical and current performance of the relevant retail 
market; and examined tenant types and mix, absorption, occupancy, rental rates and terms, and construction trends, 
as available, to gauge the health of the market. 
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2. RCLCO studied and compared competitive retail centers with Potomac Yard evaluating such metrics as vehicular 
accessibility, retail mix by merchandise category, trade area, and degree of success. 

a) RCLCO compiled information on relevant existing retail developments in the competitive market area, relative to size, 
quality, location, tenant types, lease rates, and trade area and market audiences served. 

b) RCLCO conducted targeted interviews with brokers and managers representing comparable retail space in order to 
determine likely tenants and supportable rents for retail space, specific building requirements, and most likely range of 
store sizes that will be desirable. 

c) RCLCO compiled and analyzed information on relevant planned and proposed retail properties in the competitive 
market area, including location, size, configuration, construction timetable, anticipated tenant profiles, etc.; and 
assessed their potential influence on the subject property. 

3. RCLCO used the market analysis to determine the total demand for retail space in Landbay GI Landbay HI and Landbay 
F of Potomac Yard at buildout. 

a) RCLCO compiled assumptions regarding the timing and amount of residential and commercial development planned 
for Potomac Yard from the owners and other knowledgeable sources as input into the demand analysis. 

b) RCLCO compiled and analyzed relevant demographic and retail spending data for the trade area, forecast demand for 
various retail categories in the trade area at buildout, and estimated the share of this demand that the project will be 
able to capture taking account of existing and planned competition. 

The key findings and conclusions emanating from the scope of work outlined above are summarized in the Summary of Market 
Findings section of this report below. 
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SUMMARY OF MARKET FINDINGS 

Based upon an analysis of the economic and demographic underpinnings of demand for retail space, and an understanding of 
the current and likely future supply and character of space in the competitive market area of the Potomac Yard site, by 2020 
there is sufficient market support for a significant retail concentration above and beyond what is currently being offered at the 
existing Potomac Yard Retail Center. The existing retail center on the site consists of approximately 590,000 square feet of retail 
space, with a concentration of big and medium box retail tenants, including a Target, Best Buy, Barnes & Noble, Petsmart, 
Staples Regal Cinemas, and Shoppers Food Warehouse grocery store. Our demand analysis has found support for significantly 
more retail space in a variety of retail categories by 2020: 

Approximately 495,000 square feet of Major Comparison Retailers in retail categories such as department and general 
merchandise stores, electronics stores, home furnishing Stores, and book stores. These types of big and medium box 
stores are that are currently in the existing retail center, although the physical form of these types of retailers need not be 
the same. These types of tenants are key anchors of a retail center serving a broader community, as they draw in 
demand from a wide geographic market area and in turn create consumer traffic that helps support other retailers. 

Approximately 230,000 square feet of In-line Comparison Retailers. These are the types of smaller tenants who typically 
fill in the spaces between the larger anchor tenants. These tenants sell hard and soft comparison goods such as apparel 
and apparel accessories, jewelry, home goods and furniture, books and music, electronics, and other specialty goods. 

Approximately 325,000 square feet of Neighborhood Retailers. These include the wide variety of retailers serving 
consumers everyday needs, most notably grocery stores, pharmacies, and other convenience and sundry retailers. 
Specifically, we have found support for approximately 175,000 square feet of grocery stores, which equates to three to 
four grocery stores of varying sizes and formats. 

Approximately 220,000 square feet of Food and Beverage, which includes full-service, sit-down restaurants (1 15,000 
square feet); limited-service, take-out, fast-food, and fast-casual restaurants (90,000 square feet); and bars and clubs 
(1 5,000 square feet). 

These demand projections support the conceptual programs for both the planned Town Center (Landbay G, Landbay H, and the 
northern portion of Landbay I) and the redeveloped Retail Center (Landbay F, where the existing Potomac Yard Retail Center 
now sits) as contemplated at build out in 2020. This includes support from current and future projected households and workers 
in defined market areas, as well as future residents and workers on the fully developed sites. Together, the two centers will 
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The arrival of a Metrorail station adjacent to Landbay G will provide an additional catalyst for an urban, mixed-use 
development at the site. 

The retail projects at the site will fill a significant hole in the retail market, specifically the lack of new, larger-scale, urban 
retail offerings in Alexandria and the surrounding areas. It could be unique for an urban site to offer popular retail anchors 
such as Target and Best Buy mixed in with a lifestyle retail concept. This unique concept will help the site draw from a 
broader area than just a smaller lifestyle retail cluster, and will also help the draw of the larger anchor tenants, as some 
share of consumers from the broader market area will drive by a closer store in order to shop at the same store in a more 
vibrant, pedestrian-oriented, active, mixed-use core with a wider variety of retail options. 

Future competitive market pressures, especially the continuing advancement of retail offerings in Arlington, the District of 
Columbia, and Prince George's County, as well as emerging urban cores in Alexandria, will present a limiting factor on the 
supportable size of the retail presence at Potomac Yard. 

However, the Potomac Yard site will continue to have strong access to a large concentration of under-served households 
and employees in eastern Alexandria, and the ability to offer retail at the assumed scale will continue to be a unique 
competitive attribute in the surrounding urban markets, which will fully support the depth of retail currently assumed. 

Future on-site residents and workers will drive further demand, but by 2020 only accounts for approximately 15% of 
projected demand. 

The planned retail development at Potomac Yard will allow the City of Alexandria to compete more effectively with 
neighboring jurisdictions for retail sales at a range of retailers. Specifically, it will help recapture sales currently leaking 
out of the City in retail store categories such as in-line comparison retail, restaurants, and neighborhood retail. 

Discussion of Retail Concepts 

While there is some inherent overlap in the planned retail components of the two developments, as currently envisioned the 
Town Center and Retail Center will serve different roles and fulfill distinct retail needs in the evolving marketplace. 

Landbay F - the redeveloped Retail Center - will serve as a retail destination for a broad market area. The collection of larger, 
anchor retailers - such as Target, Best Buy, a movie theater, etc. - will draw demand from a significant portion of a five-mile 
radius and beyond, especially since the retailers at the project are relatively unique in an urban setting. This key demand driver, 
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in addition to strong local demand and demand from hture residents and workers on site, will support the lifestyle retail 
component, allowing this cluster of retail to support a broader variety of retail and restaurant types than would be possible in a 
retail cluster serving only local demand. The Retail Center cluster will also have a compelling market story as a neighborhood- 
serving cluster, including basic goods and services such as a grocery, pharmacy, convenience, banks, etc. The demand for this 
local-serving retail can be supported by households and workers in the immediate market area in the mid term, but over time the 
assumed numbers of households and workers on site will provide near complete support for a neighborhood-serving retail 
cluster. 

The assumed amount of retail at the planned Retail Center is appropriate given its market supply and demand context, and is 
comparable to other destination retail cores that have combined regional or community-serving, lifestyle, and neighborhood 
retail. Ballston (700,000 square feet anchored by the 580,000 square foot Ballston Common Mall), Pentagon (approximately 1.5 
million square feet in Fashion Centre, Pentagon Centre, and Pentagon Row), and the emerging urban retail destination along 
14h Street, NW in the District (approximately 750,000 square feet of retail anchored by the 540,000 square foot DC USA project) 
are but a few examples of multi-purpose retail cores of a comparable size and scale. The larger anchor tenants will be combined 
with a strong lifestyle retail concept - such is found in Market Common at Clarendon and Reston Town Center, among other 
notable lifestyle retail cores - that will provide smaller retailers, and restaurant and entertainment options. Finally, the 
neighborhood retail cluster will compete primarily with other local grocery, pharmacy, and convenience options, but will have the 
unique advantage of locating within a large retail cluster that serves a broader market. The multi-purpose concept is key - 
nearly 400,000 square feet of the assumed space at the Retail Center will be large and medium retail stores, which have proven 
market support in the current retail power center, and the approximately 155,000 square feet of in-line specialtylcomparison retail 
space and 80,000 square feet of restaurant space is supportable given the presence of these large anchors. 

Due in part because of its smaller size and scale, the Town Center will likely fill primarily a neighborhood and lifestyle retail need 
- basic goods and sewices, boutique and comparison retailers, and restaurant and entertainment - serving the needs of 
households and employment in the surrounding market areas, as well as residents and workers on site. The assumed scale of 
this development is in line with other neighborhood-serving and lifestyle urban retail cores in the region -- retail clusters in the 
200,000 to 500,000 square foot range, with notable examples such as the Village at Shirlington, Market Common at Clarendon, 
and Pentagon Row (Arlington), Bethesda Row (Bethesda, MD), and Downtown Silver Spring (Silver Spring, MD). For these 
analogous retail clusters the concept of "neighborhood" is often broadly defined (as many of these clusters are destinations for 
many surrounding residential neighborhoods, often serving areas many miles from the center), and this will also be the case for 
the Town Center, which will be able to expand its market presence by leveraging traffic to the Retail Center, the mixed-use 
nature of the development, and the presence of Metrorail. 
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The Retail Center will be more directly linked to the larger retail concentration anchored by big- and medium-box tenants, while 
the Town Center's lifestyle retail component will be primarily unanchored, and therefore these two retail clusters will look and feel 
different in many ways. Particularly, the Retail Center should have the opportunity to attract a broader range of retail tenants, 
particularly prominent national tenantswho require, or at least strongly prefer, direct proximity to major retail anchors. However, 
the two lifestyle components of the Retail Center and Town Center will be similar in many ways, with both serving a broad range 
of consumers as well as local consumer needs, and both attracting national in-line tenants in a variety of retail categories 
(apparel and accessories, home goods, other comparison and specialty goods, and restaurants and entertainment). Therefore, 
these two retail clusters will be competitive, but we have found that significant support exists to support both and that there will 
be significant market differentiation between the two, as well as a complimentary relationship where consumer traffic to one 
helps support the other. 

The neighborhood-serving retail and services market likely offers another potential source for cannibalization between the two 
planned projects at Potomac Yard. However, even this potential source of direct competition will likely be muted given the 
nature of the planned projects, with the Retail Center project envisioning a larger neighborhood-serving concentration (with a 
larger grocery anchor of roughly 50,000 square feet) that can leverage the overall power of the retail destination, and the Town 
Center likely targeting a smaller grocer (30,000 to 35,000 square feet) that is more typical in an emerging location. Over time, 
the projected household and employment growth on and around the sites, in addition to current pent-up demand in the local 
market area, will support both neighborhood-serving cores as planned. 

The significant amount of planned residential, office, and hotel development planned for the sites will be a significant driver of 
retail demand, but the planned retail development will not depend on these uses to be viable in the mid term. Future demand 
from households and office workers in surrounding market areas will provide sufficient support for the planned retail scale and 
mix. Future development on the site will only further strengthen the retail opportunity at this location. 

We have assumed for the purposes of this analysis that Metrorail will be provided at its planned location, just east of Landbay G. 
Transit has historically been perceived to have less of an impact on larger retailers, due mostly to the belief that shoppers with 
bags would not find a train ride an acceptable mode of transportation, but there is emerging anecdotal evidence that in urban 
locations this is not as much of an absolute, especially as many urban consumers choose not to own a car. Even so, the 
greatest impact of a Metrorail station at the site will be that it connects the lifestyle and entertainmentlrestaurant components of 
the two projects with an expanded market area along the Metrorail system. 

In both the Retail Center and Town Center it is critical that the built environment follows well-tested urban retail best practices: 
These include: 
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Active streetfronts with a variety of retail experiences - this should include, large active windows, avoidance of large 
blocks of dead space, and where possible, restaurants with caf6 seating in order to bring the retail experience onto the 
sidewalk; 

Two-sided retail streets are critical to creating a critical mass of retail activity; 

Small retail blocks that further establish the sense of a critical mass of activity - a small retail cluster typically should not 
extend its retail core over more than a few blocks, although larger retail clusters can spread farther if key retail anchors 
are placed appropriately at the ends of the retail corridor; 

District or central parking is appropriate, as is shared parking, but the reality of parking needs cannot be ignored, even 
with transit - on-street parking should also be provided as an option; 

Local, independent retailers can add a refreshing and authentic flavor, but policies should not over-prescribe local retailer 
presence, as developers depend on credit-worthy tenants to make often slim retail deals financially viable. 

The two retail concepts are not wholly dependent upon each other, and they can be successful without the benefit of the 
other. However, both projects will benefit g~eatly by connections to and coordination with each other, preferably along a. 
single "main street" anchored at each end by these retail clusters. 

This engagement was conducted by Marc McCauley, Senior Principal and Charles Hewlett, Managing Director, of the 
Washington, D.C., office of RCLCO. If you have any questions regarding the conclusions and recommendations included 

herein, or wish to learn about other RCLCO advisory services, please call (310) 914-1800. 
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A description of the development program assumptions is provided in Exhibit 1. The existing Potomac Yard Retail Center (Land 
Bay F) comprises 590,000 square feet of retail space, primarily in big and medium box stores (including a multiplex theater). 
The planned redevelopment of the existing retail center will add approximately 260,000 square feet of retail space, primarily in 
specialtyicomparison retail, a fitness centerispa, 60,000 square feet of restaurant space, and potentially another entertainment- 
oriented use. Much off the existing tenant base - most critically the Target store and the multiplex theater - will remain as future 
tenants, although very likely not in the same buildings. 

For the purposes of this study we have assumed that Town Center on Land Bays G, H and Part of I, will comprise 220,000 
square feet of retail space in two phases, with the first phase delivering the vast majority (200,000 square feet) of retail space. 
The Town Center will potentially offer a mix of neighborhood-oriented good and services (58,500 square feet), 
specialty/comparison retail (68,500 square feet), restaurants (59,500 square feet), and a fitness center (33,5000 square fee). 

The Potomac Yard Retail Center is a proven retail destination, and there are a number of attractive characteristics that lead to 
the conclusion that the proposed retail developments will also be successful, including: 

Subject Property Competitive Advantages: 

Strategic regional location within close proximity to significant concentrations - and cores of growth -- of high-income 
households and office employment. 

Excellent multimodal transportation access and visibility with high traffic counts. 

Established retail destination with strong track record of high sales volumes. 

Plan for an urban, mixed-use environment that will support vibrant, multi-purpose retail environment. 

Lack of similar retail environment, either existing or planned, with superior or equal access to the key pools of retail 
demand - including a majority of Alexandria households and employees -- that will drive retail sales at the Potomac Yard. 
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While the positive attributes of the sites for retail development as assumed far outweigh any potential negative characteristics, 
the sites do have some market challenges, including: 

Subject Property Market Challenges: 

As retail is established in emerging cores that have historically driven a significant share of demand at Potomac Yard, 
retail on the site may not benefit as much from retail expenditures leaking out of nearby jurisdictions. 

Adjacent land uses on the west of Route 1 are not consistent with the planned pedestrian-oriented, urban retail 
development at Potomac Yard. The existing retail has not been negatively impacted by these adjacent uses. 
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COMPETITIVE MARKET ASSESSMENT 

The current and future competitive market area presents a strong opportunity to develop one or more new retail cores at 
Potomac Yard. In particular: 

The Crystal City submarket has enjoyed low retail vacancies, primarily due to the stability of the existing Potomac Yard 
Retail Center (Exhibits 5 and 6). 

The current power center is achieving very strong sales and is clearly benefiting from a wide market draw to the larger, 
power center anchor tenants that drive traffic at the center. Specifically, the center is pulling demand from under-served 
market areas in the District of Columbia and Prince George's County, as well as areas of closer-in Northern Virginia 
where access to large anchor tenants is also relatively limited. 

The current retail center is in a conventional, suburban format, and does not compete today as an urban lifestyle 
retaillentertainment core (with the exception of movie theater demand). 

The closest current and emerging competitive cores are in Crystal City, Pentagon City, Rosslyn-Ballston Corridor, 
Shirlington, Old Town Alexandria, but only Crystal City is within two miles of the subject site. We expect that retail at the 
subject site will compete with retail in these locations, but will be able to capture some share of demand within the two- 
mile ring and beyond, due to a strong mix of tenants at the proposed development. 

o Pentagon City offers an attractive mix of regional-serving retail with a small lifestyle component that is supported 
primarily by traffic to the larger retail cluster and much localized demand. 

o Crystal City is undergoing a process of reinvention, with the addition of some streetfront retaillrestaurants, but the 
vast majority of space in Crystal City today is older and obsolete (and underground). 

o The Rosslyn-Ballston corridor is also a competitive cluster with a mix of regional and smaller-scale urban lifestyle 
retail; it is particularly a strong destination for nightlife and restaurants. Yet, this cluster is nearly five miles from 
the site, and does not offer the many of the big and medium box tenants that are significant consumer magnets 
and currently are on the Potomac Yard site. 
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o Shirlington is a smaller retail cluster serving primarily local households and workers. It will represent a competitive 
threat for households in this more local area, but is not a very strong threat regionally given its size and focus. 

o The Landmarwan Dorn area is a little less than 5 miles away, and while future growthlrejuvenation of that market 
will be competitive in some regard, it is far enough away to draw from significantly different sources of demand. 

o Old Town has its own unique competitive niche, as a boutique retail and restaurant entertainment destination for 
City residents and beyond. This retail cluster will continue to evolve as competition from larger lifestyle retail 
clusters are delivered in the competitive market area. It will represent a strong competitor for the Potomac Yard 
site for certain aspects of retail, but in many more ways the Old Town environment and the proposed environment 
at Potomac Yard are highly differentiated and will often cater to different consumer needs. 

There is relatively limited retail being offered in the areas of Prince George's County and the District of Columbia that are 
closest in proximity and access to the site. These are strong sources of demand for the existing retail center. 

Suburban retail cores with bigger box components will represent competitive threats to that component of the retail 
program at Potomac Yard, but the overallexperience -- mixed use, more urban, lifestyle retail -- at Potomac Yard will be 
an attractive draw, and some share of consumers will in fact choose to drive by an existing store in a less vibrant 
suburban center to get to the same store in Potomac Yard. 

There are currently relatively few grocery options in the local market area of the subject site. A new Harris Teeter store 
just to the north in Arlington represents competition, but the next closest grocery store is an older Giant that has very 
likely outlived its usefulness. 

The three mile radius from the subject site is relatively under-served with regard to health clubslfitness centers - 
especially relative to more urban - today - locations in Arlington and the District. 

The existing 16-screen multiplex theater at Potomac Yard Retail Center competes with a smaller, older theater in 
Shirlington and a 22-screen multiplex in the Hoffman area south of Old Town Alexandria. The current movie theater is 
reportedly performing quite well, and there are no known competitive threats that would change this success in the 
foreseeable future. 

The strength of the large-anchor draw at Potomac Yard will likely diminish somewhat in the foreseeable future, as some 
new projects are delivered in under-served areas; DC USA on 1 4 ~  Street, NW, in the District, for example, has already 
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provided a larger-scale retail alternative (including a Target store) to District residents, and the planned large-scale retail 
offerings at the redeveloped Skyland Mal in Southeast, Washington, D.C. will also recapture demand back into the 
District that is currently leaking into other areas, including Potomac Yard. 

However, the universe of potential projectslsites that could add new, large-scale retail options is limited, and the 
Potomac Yard site will continue to be able to draw from a broad market area for these store types; the current superb 
performance of the current roster of anchor tenants at the Potomac Yard Retail Center is indicative of future demand. 
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The demographic and retail demand analyses show strong support for additional retail development at Potomac Yard. The 
following describes the methodology and findings associated with demand analysis: 

Exhibit 19 provides a map of the trade area for retail at the subject site. We drew multiple radii (I-mile, 2-mile, 3.5-mile, 
and 5-mile) and identified Zip Code Market Areas within those radii that would likely contribute to retail demand potential 
at the site. A detailed retail demand analysis should extend beyond mere radii, in that consumer behavior within a broad 
area can differ dramatically depending on access to competitive retail clusters/stores, transportation options, perceptions, 
etc. A more defined geographic area allows for more distinct assumptions with regard to potential capture of current and 
future retail demand: 

The demand analysis incorporated four primary sources of demand: 1) market area households; 2) market area 
employees, distinguishing between office and non-office workers; 3) demand from these two previous sources of demand 
that originate from outside of the defined market areas; and, 4) future on-site residents and office workers on the two 
Potomac Yard development sites under study here. While there is a hotel component as part of the two redevelopment 
programs, demand from this source was not included, as it typically results in little demand relative to the other sources of 
demand. 

For the purposes of this analysis, we have assumed market area demand at 2020, which is the assumed build out date for 
the two projects. We have also analyzed current market demand conditions in 2008, in order to get a base assessment of 
demand and supply conditions. 

All retail expenditure data and analysis is in 2008 dollars; no escalations of expenditures have been assumed. 

The closest, core market areas for retail at Potomac Yard are projected to experience significant household growth and 
have strong average incomes (Exhibit 20). The identified market areas are build around zip codes, with zip codes being 
combined only when appropriate - areas with relatively similar, consistent access to the site and competitive cores. 
Within a 3.5-mile radius there are approximately 110,000 households. 

The demand analysis utilized MWCOG TAZ-level data as the primary source of household growth projections in the 
market areas. MWCOG data is often criticized as conservative; however, we have found that current estimates of market 
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area households from MWCOG consistently are larger than household estimates from Claritas, Inc., which is a widely-use 
source of demographic data. Household growth projections from MWCOG still may not fully reflect growth potential in 
certain areas, and therefore may still be considered conservative when looking at 2020 demand. 

Exhibit 21 (pages 24 to 57 in the Exhibit packet at the back of this report), provides the data on household retail 
expenditures. The 2008 retail expenditures were collected from Claritas, Inc., which translates data from the Consumer 
Expenditures Survey (CES), which is fielded by the Bureau of Labor Statistics in the Department of Labor, into store 
types. The translation of CES data into store types is an imperfect science, as many store types capture demand for a 
wide variety of consumer goods (and often-the capture of these goods depends on the character and depth of the 
competitive market), but provides a good gauge of demand by store type across market areas. 

Since the total expenditures are likely low given a low household count (as described above), we calculated the prevailing 
retail expenditure per household by store type for each market area. We then applied this per household figure to 
MWCOG numbers for 2008 to 2020 in order to calculate total retail expenditures by store type. 

Exhibit 21 also provides retail sales data by store type, as collected by Claritas, Inc (this data is summarized in Exhibit 
28). The retail sales data is generally reliable for broad analyses, although it is based on survey information, and 
therefore can sometimes miss pockets of retail activity. It is a useful data set to compare expenditures to existing sales in 
a given market area across a broad spectrum of store types. 

We have not projected retail sales for this analysis, essentially assuming that no net new retail is built from 2008 to 2020 
in any of the given market areas. While this is not likely to occur, we will reflect future competitive supply in our capture 
rates of available demand (see below). 

The retail expenditures by store type for each market area are summarized in Exhibits 22A and 22B. In 2008 Alexandria 
households generates 1.68 billion dollars worth of retail expenditures, as compared to $2.57 billion in neighboring 
Arlington. Approximately $1.4 billion of retail expenditures fall in the 22305, 22301, 22302, 22202, and 22314 zip codes 
(which all fall primarily within the 2-mile radius). 

Retail expenditures in Alexandria are projected to grow 14% by 2020, in constant dollars, due to net new household 
growth in the City. The Crystal CitylPentagon City and Old TownICarlyle submarkets are expected to grow in excess of 
city-wide growth, given future development potential in those areas (including at Potomac Yard). 
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Exhibits 23A and 23B provide the results of the household demand-supply gap analysis for the selected market areas, as 
well as the City of Alexandria and Arlington County. This analysis shows the degree to which areas have become retail 
clusters, and should not be associated with oversupply, as: 1) demand from other sources of demand - such as area 
employees and consumers from outside of the defined market area -- have not yet been factored in, and 2) retail markets 
are often built upon clustering, where small areas often capture retail sales far in excess of local household support. 

Exhibit 24 provides data on office and total employment in the select market areas and the City of Alexandria and 
Arlington County. Workers are an important source of retail demand across a wide variety of store types, and are 
especially critical components of creating an 18-hour retail environment. The subject site offers tremendous access to 
large office employment concentrations in Old TownICarlyle and Crystal City, as well as future office space on the 
Potomac yard site. 

Exhibits 25 and 26A & B provide the data and analysis of retail demand originating from market area employees. Based 
upon data on expenditures from office workers from ICSC, we have calculated the per office worker expenditures by retail 
type, and distributed this demand potential into our retail store typologies based upon our experience with retail spending 
patterns of workers. We assumed that non-office workers would spend roughly half the amount on retail as do office 
workers. We have also assumed that only 60% of the retail spending could be theoretically captured, in order to avoid 
double counting among households that both live and work with the defined market areas. The 60% assumption was 
based on Census data that shows that roughly 60% of workers in the region work 25 minutes or more away from where 
they live. 

Exhibits 27A & B summarized the demand potential from households and employment for the market areas and the City 
of Alexandria and Arlington County. We have also assumed a factor for demand that originates from outside of the 
defined market areas - 5% for neighborhood retail, 10% for comparison retailers, and 20% for food and beverage. 

Exhibits 29A & B provide the demand-supply gap analysis for total demand potential in 2008 and 2020. The City of 
Alexandria in 2008 is a destination for some types of retail - particular general merchandizeldepartment stores and home 
furnishing/home goods stores - but overall is leaking approximately $290 million in sales, including $178 million in food 
and beverage establishments and $156 million in neighborhood retail. The leakage volumes in Alexandria increase to 
$590 million by 2020 (once again, we have not assumed any increase in retail sales, so this assumes that no net new 
retail is built from 2008 to 2020). 

The Mount VernonIBraddock and Crystal CityIPentagon City market areas capture more than $525 million in retail sales 
over demand originated within the market area, and this number only decreases to just under $240 million in 2020. The 

Potomac Yard Retail Market Analysis Page 17 
04-12172 

October 28,2008 



existing retail center at Potomac Yard is a key component of the retail destination that has been created in the Mount 
VernonIBraddock market area. The big box tenants that are located in this center are able to draw demand from a larger 
market area. 

The demand-supply gap analysis is only one piece of the analysis that determines potential capture at the subject site. 
Capture rates of demand potential in 2020, as shown in Exhibit 30A, also reflect an assessment of the character and 
quality of competitive retail clusters relative to the planned retail cluster at Potomac Yard (as discussed in the Competitive 
Market Analysis above). Our assumed capture rates are meant to reflect conservative estimates of demand - the theory 
being that support for a retail program using more conservative capture rates provides a greater margin of error for future 
success. 

Exhibit 30B summarizes the results of the capture rate analysis, while Exhibit 30C shows the distribution of 2020 demand 
by market area. Exhibit 31A and B provides a map showing the geographical boundaries of the Primary, Secondary, and 
Tertiary Market Areas. Exhibit 32 calculates the retail support generated by future households and workers on the site. 
The summary of all capture retail demand expenditures and the translation of that demand into square feet is provided in 
Exhibit 33. We have found: 

The demand analysis indicates strong support for the variety of big- and medium-box retail anchors, which matches 
the current reports on actual performance of stores at the Potomac Yard Retail Center. 

In addition, there is strong market support for in-line comparison retail space, driven in part by capture rates that 
assume traffic will be driven by highly successful anchor stores. There is also strong support for a significant 
restaurant cluster, which is a highly compatible with the traffic driven by the entertainment and comparison retail 
cluster. 

There is strong support for grocery anchor and related neighborhood retail uses; these uses are dependent in part 
on future housing and office development on the site, with roughly 30% of the demand for a grocery store from this 
future source off demand. It is important to note that the full retail program is supportable even if this future 
housing and office development is slow to materialize as the demand analysis assumes fairly high threshold levels 
for sales per square foot ($8501~9. At a lower, but still acceptable threshold of $600Isfl there is ample demand to 
support the planned grocery and neighborhood retail space. 

The Primary Market Area for all retail, taking into account only market area residents and households, without 
accounting for on-site residents, accounts for nearly 60% of all demand. The Primary Market Area consists 
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primarily of areas within a two-mile radius, as well as some areas to the north (Crystal City and Pentagon City) and 
south (Old Town and Carlyle) that are relatively underserved with regard to many of the retail options assumed at 
the two subject sites. For just Neighborhood Retail, the same Primary Market Area accounts for nearly 74% of all 
demand; neighborhood-serving retail generally draws from a smaller market area, although the broad draw of the 
large retail concentration as assumed will help draw in demand from a larger market area than just a typical, 
grocery-anchored center. 

Approximately 15% offuture demand will derive from future housing and office development on the site, but the 
success of the program is 'not dependent on this demand; although neighborhood retail will benefit greatly from 
some critical mass of housing on the site. 

We did not provide a statistical demand analysis for fitness centerlspa or movie theater. Our analysis of competitive 
market conditions strongly suggests that there is a significant hole in the market for a fitness center component of the 
retail market, and future household growth on and around the site will only increase this pent-up demand. There is an 
existing, successful movie theater on site, and this market support will not be threatened by any competitive supply. 
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We also assume that competitive projects will be developed as planned (active and future) and that a reasonable stream of 
supply offerings will satisfy real estate demand. Finally, we assume that major public works projects occur and are completed as 
planned. 

GENERAL LIMITING CONDITIONS 
Reasonable efforts have been made to ensure that the data contained in this study reflect accurate and timely information and 
are believed to be reliable. This study is based on estimates, assumptions, and other information developed by RCLCO from its 
independent research effort, general knowledge of the industry, and consultations with the client and its representatives. No 
responsibility is assumed for inaccuracies in reporting by the client, its agent, and representatives or in any other data source 
used in preparing or presenting this study. This report is based on information that to our knowledge was current as of the date 
of this report, and RCLCO has not undertaken any update of its research effort since such date. 

Our report may contain prospective financial information, estimates, or opinions that represent our view of reasonable 
expectations at a particular time, but such information, estimates, or opinions are not offered as predictions or assurances that a 
particular level of income or profit will be achieved, that particular events will occur, or that a particular price will be offered or 
accepted. Actual results achieved during the period covered by our prospective financial analysis may vary from those 
described in our report, and the variations may be material. Therefore, no warranty or representation is made by RCLCO that 
any of the projected values or results contained in this study will be achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of "Robert Charles Lesser & 
Co." or "RCLCO in any manner without first obtaining the prior written consent of RCLCO. No abstracting, excerpting, or 
summarization of this study may be made without first obtaining the prior written consent of RCLCO. This report is not to be 
used in conjunction with any public or private offering of securities or other similar purpose where it may be relied upon to any 
degree by any person other than the client without first obtaining the prior written consent of RCLCO. This study may not be 
used for any purpose other than that for which it is prepared or for which prior written consent has first been obtained from 
RCLCO. 
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Exhibit 1 

DEVELOPMENT PROGRAM ASSUMPTIONS 
POTOMAC YARD: LAND BAYS F, G, H, AND PARTIAL I 

OCTOBER 2008 

Land Bay F 
Exiting Proposed 1 

Office (GSF) 

Retail (GSF) 

Residential (Units) 

Hotel (Rooms) 

Land Bay G - Town Center 
Approved Proposed I 

Office (GSF) 

Retail (GSF) 

Residential (Units) 

Hotel (Rooms) 

Land Bays H, Partial I -Town Center Phase I1 
Approved Proposed I 

Ofiica (GSF) 

Retail (GSF) 

Residential (Units) 

RCLCO ---t..b......- 

etail Mix Assumptions (GSF) - Land Bay F 
Merchandise Category Existing Proposed 1 

Big Box, Department Store 257,000 250,000 

SpeciaHyIComparison 150,000 300,000 

Neighborhood GoodsISe~ices 88.000 90,000 

Restaurants 20,000 80,000 

FitnesslSpa 0 40,000 

Entertainment 75,000 90.000 

TOTALS 590,000 850,000 

Retail Mix Assumptions (GSF) - Land Bays G, H, Partial I 
Merchandise Category Town Ctr Town Ctr Ph I1 Total I 

Big Box, Department Store 0 0 0 

SpeciaHylComparison 63.500 5,000 68,500 

Neighborhood GoodslSe~ices 48,500 10,000 58,500 

Restaurants 54,500 5,000 59.500 

Finessfspa 33,500 0 33,500 

Entertainment 0 0 0 

TOTALS 200,000 20,000 220,000 
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proposed plans 
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Exhibit 2 

SUBJECT SlTE REGIONAL LOCATION 
POTOMAC YARD SlTE 

OCTOBER 2008 

RCLCO __._..LnY.._ Page 2 of 67 

mgional 
04-12172.00 

Printed: 10/30/2008 



1 Exhibit 3 

UBJECT SITE BOUNDARIES AND SURROUNDING AREA 
POTOMAC YARD: LAND BAYS F, G, H, AND PARTIAL I 

OCTOBER 2008 1 

RCLCO -m....,..c......ca Page 3 of 61 
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Exhibit 5 

CLASS A RETAIL INVENTORY 
SELECTED SUBMARKETS 

AUGUST 2008 

SOURCE: Costar 

2,000,000 

1,800,000 

1,600,000 

1,400,000 

1,200,000 

1,000,000 

800,000 

1 600.000 

1 400,000 

1 200,000 

0 
I 

RCLCO -...-...,...... ==. 

1,903,097 

1,788,790 

1,263,249 

I I 
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Exhibit 6 

CLASS A RETAIL VACANCY RATES, 2000 TO PRESENT 
SELECTED SUBMARKETS 

AUGUST 2008 

1- crystal City - Old Town Alexandria - Pentagon City - Rosslyn-Ballston Corridor I 
SOURCE: Costar 
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Exhibit 7 

MAP OF COMPETITIVE RETAIL PROJECTS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: Costar; NRB SOU6 Shopping Center Directory; RCLCO 

RCLCO 
.I..-,..,..-...a 

Ballston Common Mall 
2900 Clarendon 
Clarendon Market Commons 
Cbrendon Center . 
Pentagon Row 
The Fashion Centre 
Pentagon Centre 
Crystal Ci Shops 
Potomac Yard Center 
Summit Center 
Alexandria Commons 
King Street Station 
Shirley Park Shopping Center 
The Village at Shirlington 
Bradke Shopping Center 
Foxchase Shopping Center 
Plaza at Landmark 
Landmark Mall 
Van Dorn Plaza 

an Dorn Center 
aileys Cmssmads Center 
%%burg Pike Plaza 
asher Shopping Center 
won Hill Plaza 
vertowne Commons 
ational Harbor 
'aterfront 
re Old Post Office Pavilion 

m P  m P  
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Exhibit 8 

DETAIL OF COMPETITIVE RETAIL CENTERS IN SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

1 ROSSLYN-BALLSTON CORRIDOR 

MAP KEY ShurPING L ~ N  I t 

1 Ballston Common Mall Hecht's Departmenr arore, Regal unemas 580,000 1986 Regional 

2 2900 Clarendon Gold's Gym 86,000 MIA Neighborhood 

3 Chrendon Market Commons Barnes 8 Noble, Container Store, Crate & Barrel, 400,000 2002 Regional 
Eastern Mountain Sports, Whole Foods Market 

4 Clarendon Center Undetermined 42,000+ Proposed Neighborhood 

SQUARE YEAR FIRST 
MAP KEY IOPPING CENTERS DR TENANT: 'ENED 

5 Pentagon Row Bally's Total Fitness, Bed, Bath, and Beyond, Cost Plus 295,689 2000 Community 
Work1 Market, DSW Shoe Warehouse, Eckerd Drug, 
Harris Teeter 

6 The Fashion Centre at Pentagon Macy's, Nordstrom Department Store 821,686 1989 Super Regional 
Ei 

7 Pentagon Centre Best Buy, Borders Books & Music, Costco Wholesale, 337,429 1 994 Regional 
Linens 'N Things, Marshalls 

8 Crystal City Shops No big box anchor tenant 289,235 1975 Community 

9 Potomac Yard Center Best Buy, Hoyts Cinema, Shopper's Food Warehouse, 
Sports Authority, Target. T.J. Maxx 

10 Summit Center T.G.I. Friday's, US Army Cop. of Engineers 

Alexandria Commons Shopping Giant Food, Mastercraft 
l1 Center 

12 King Street Station Prims Gourmet 

MAP KEY SHOPPIMQ CENTERS *INCHOR TENANTS 
SQUARE YEAR FIRST 

FOOTAGE OPENED 

I POTOMAC YARD, EISENHOWER, AND OLD TOWN ALEXANDRIA 

RCLCO 
..."V"'..n.."..,.- 
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Exhibit 8 

DETAIL OF COMPETITIVE RETAIL CENTERS IN SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

iHlRLlNGTON AND FAIRLINGTON 

' -:>, , SQUARE YEAR FIRST 
' KEY SHOPPING CENTERS - FOOTAGE OPENED TYPE 

16 Foxchase Shopping Center Harris Teeter, Rite Aid Phannacy 140,240 1960 Community 

17 Plaza at Landmark 
8al)y's Total Fitness, Marshalls, Ross Dress for Less, 
Shopper's Food Warehouse 443,058 1965 Regional 

18 Landmark Mall Hecht's Department Store, Lord &Taylor. Sears 969,989 1965 Regional 

19 Van Dom Plaza CVS, Safeway 119,229 1979 Community 

20 Van born Center Giant Food 75.000 N/A Neighborhood 

^"?PPING CENTERa ANCHOR TENANTS 
SQUARE YEAR FIRST 

OP""" - 
21 Baileys Crossroads Shopping Best Buy, K&G Menswear, Office Depot, Petco. Pier 1 

Center Imports, Trader Joe's 
395,199 1994 Regional 

I 22 Leesburg Pike Plaza No big box anchor tenant 97,888 1965 Neighborhood I 

RCLCO Page 9 of 61 
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Exhibit 8 

DETAIL OF COMPETITIVE RETAIL CENTERS IN SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 
-- - - 

TIONAL HARBOR AND OXON HILL, MD 
L . -  . -  - - 1Lc.n rn-I 

S W M  CaYTEFW ANCHORTENAHIS FOOTAOEl OPENED TYPE 

23 Eastover Shopping Center Giant Food 348,899 1955 Regional 

24 Oxon Hill Plaza A.J. Wright, Shopper's Food Warehouse 143.468 1966 Community 

25 Rivertowne Commons AMC Theatres, Big Kmart, CVS, Old Navy Clothing Co., 
Safeway, Staples Office Supply 

380,000 1986 Regional 

26 National Harbor No big box anchor tenant 1,000.000 2008 Super Regional 

SQUARE 
MAP KEY S-CENTERS ANCHOR TENANTS FOOTAM OENE?J TYPE I 

I Z I  warenranr L V ~ .  sarewav 1 UU.UUU ~amrnunnv I -. - - - . . - . . - - - - , - -. - -- - . - -, - - - - -. . . . . -. . . - 

28 The Old Post Office Pavilion No big box anchor tenant 101,140 1983 Community 

Square footage at National Harbor kilects total planned retail space. 
SOURCE: CoStarMRB 2006 Shopping Center Directory; RCLCO 
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Exhibit 9 

LOCATION OF KEY RETAIL ANCHORS 
POTOMAC YARD SITE AND VICINITY 

OCTOBER 2008 

SOURCE: RCLCO 

RCLCO -.. -..I.U... 

Kohl's 

lE1 Bed Bath Beyond 

Lowes 

Staples 

office Depot 

HOmDepot 

p Target - Best Buy 

circuit city 

Barnes & Noble 

Kma" 

re-4 BorderrMlaldenbooks 

[-I Linens 'n Things 
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SOURCE: RCLCO 

RCLCO --MI- 

Exhibit 10 

LOCATION OF GROCERY STORE ANCHORS 
POTOMAC YARD SITE AND VICINITY 

OCTOBER 2008 

Whole Foods Market 

Trader Joe's 

-1 Harris Teeter 

safeway 

Giant 
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Exhibit 11 

MAP OF WHOLE FOODS GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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Exhibit 12 

MAP OF TRADER JOES GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 

RCLCO Page 14 of 61 

trader joes 
0612172.00 

Printed: 10/30/2008 



Exhibit 13 

MAP OF HARRIS TEETER GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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MAP OF SAFEWAY GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 

RCLCO -.-._ Page 16 of 61 

safeway 
04-12172.00 

Printed: 10/30/2008 



Exhibit 15 

MAP OF GIANT GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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Exhibit 16 

MAP OF WEGMANS GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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Exhibit 17 

MAP OF FITNESS CENTERS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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MAP OF COMPETITIVE MOVIE THEATERS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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Exhibit 19A 

MAP OF ZIP CODES WITHIN A FIVE-MILE RADIUS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
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Exhibit 196 

MAP OF TRADE AREA SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 

Page 22 of 61 

subm&ets 
04-12172.00 

Printed: 10/30/2008 



Exhibit 20 

DEMOGRAPHIC DATA FOR SELECT ZIP CODE MARKET AREAS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

Place1 Claritas Estimates Equivalent TAZ Districts 11 
Zip Code 2008 HHs 2013 HHs Avg. HH Inc., 2008 2006 HHs 2010 HHs 2020 HHs % Change, 2008 Y. Change, 2013 

Alexandria 
Arlington 

Mount VernonIBraddock 11.055 10.997 $1 13.538 11.131 11,363 12,096 2% 5% 
22301 4.643 4.422 $ 138.873 4.696 4.728 5.016 2% 9% 
22305 6.412 6.575 $95.193 6.435 6.635 7,080 2% 3% 

Crystal CityPentagon City 
22202 11.281 

Old TownICadyle 
22314 

Western Alexandria 
22304 

Columbia Pike 
22204 

Far Western Alexandria 18.240 18,392 $86,439 16.090 16,359 16.769 -11% -10% 
22312 10.020 10,010 $93.034 8.874 9,116 9.484 -10% -8% 
2231 1 8.220 8.382 $78.400 7,216 7.243 7.285 -12% -13% 

Bailey's Crossroads 
22041 

Franconia 
22310 

Huntington 
22303 

demos 
04-1 21 72.00 

Printed: 10/30/2008 RCLCO ---.-..- Page 23 of 61 



Exhibit 20 

DEMOGRAPHIC DATA FOR SELECT UP CODE MARKET AREAS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

Place/ Claritas Estimatus Equivalent TAZ Districts 11 
Zip Coda 2008 HHs 2013 HHs Avg. HH Im., 2008 2005 H M  2010 HHs 2020 HHa % Change, 2008 % Change. 2013 

Route 11 Hybb Valley 15.358 15,410 $92,341 14,280 15.229 18,040 -3% 4% 
22307 4.279 4,153 $121,656 3,713 3,807 4.937 -12% 0% 
22306 11.079 11,257 581.019 10,567 11.422 13,103 0% 6% 

Oxon Hill 
20745 

SE Washington, DC 32,783 33,184 $47,768 33.565 34.587 37,983 4% 7% 
20032 12,810 12,738 $48,337 13,259 13,573 14,585 5% 9% 
20020 19,983 20,446 $47,403 20,306 21,014 23,398 4% 6% 

SouUlem D ~ t o w n  DC 19,406 20.118 $83,454 21.154 24,432 31.333 19% 32% 
20024 7,360 7,616 $59,299 7,027 8,145 9,951 5% 14% 
20003 10,702 10.792 $96,673 12,501 14,459 19,386 28% 48% 
20004 1,344 1,710 $1 10,469 1,626 1,828 1,996 30% 10% 

1/ RCLCO used best fit TAZ districts to match zip code nwket areas; in areas where an especially substantial part of a TAZ district extended outside o i  a market area, 
and assumed adjustment m households was made based upon the likely share of the TAZ district area that was outside the zip code area. 

SOURCE: RCLCO; IexpresdClaritas. tnc.; W O G .  Round 7.1 Cooperative Forecasts 
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Exhibit 2 1 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY. AND MARKET AREAS 

OCTOBER 2008 

Claritas Estimates MWCOG HH Estimates 
2008 Avg. HH 2008 Retail Salas 2008 Demand- 2M)8 Demand 2020 Demand- 

I Retail Categories 2008 Expenditures Expendiires Estimates SUP- Gap 2008 Expenditure Supply Gap 2020 Expenditures Supply Gap 

Majw Comparison Rotaflmn ~ , m U l o  $7,749 $ 7 ~ , a 2 . 4 ~ 4  (snz,1a.8141 s s j ~ 6 a . o ~  ~W.~W.WII $ 7  ( 4 l c i , r y w )  
Department Stores ExcClding Leased Departments4521 0185,954,458 $2.607 S296.198.Wa (S110.243.5421 H99,795.877 O.M.115) $227.645.584 (aeJ.SUC1e.) 

Rado, Tebvision. E k c t m d  Stored43112 $46,349,702 $725 $59,482,695 (S13.133.293) $49.799.717 ts~ . tenm)  $56,741,339 ftr.741 .a) 
Household Appliances Stores-4431 11 $11,038,468 $173 513,197,515 (U.150.047) $11.860.110 dt.%37.-) $13,513,301 015,788 
Computer and Soltware Stores-44312 $1 7.360.922 $271 $33,792,005 (518,431,083) 518,653,173 nis.iJs.an) 521,253253 (S12a%W,7S2) 

O f b  Supplies. Statloner' Stores45321 519,227,608 $301 $4.296.997 514,930,611 $20,658,805 $16,361,808 $23,538,452 S1924lA55 
Home Furnishing Stores4422 $35.792.708 $560 $115.130.973 (ST9,338.26* S38,456,919 ($76.674.054) $43.817.459 R71,311,S14] 

Furniture Stores-4421 $48.099.162 $752 $124.025.002 (~75.925.-3 151,678,397 ($72.345.605) $58,883,029, (W3,141,#73) 
Home Centers4441 1 $95,522,108 51.493 $83,854.001 $11.668.107 $102,632,244 $18.778.243 S116.938.235 $33,084,234 

Sporting Goods Storss-45111 $22.975.389 S 359 923,393,008 (S417.6lg) 44,685,550 $1,292,542 $28,126,488 $4.733.480 
Book Stoms451211 $13.312.355 $208 514.911.998 ($1.599.645) $14,303,253 WJ8.745) $16.296.995 $1,384,997 

hum Conrprrbon R.0ibn U02S6,lbl $3,171 SlS4.706.W $8,148,166 $217,SS4,651 U3,247,679 $W#6,426 $63,828,440 
W i g  Stores-4461 9116,794,194 $1.826 S124.903.989 (@.lllS.?m) 5125,487,706 f 583.717 H42,979.538 518,075,549 

Shoe Stores4462 $1 9.473.258 $304 $23.940,898 M.487.740) $20.922.739 $23,839,177 (Sl01.821) (53.018.259) 
J- Stores44631 S30,601.207 $478 $26.61 5.997 $3.985.210 $32,878.991 $6,262,984 $37.462,020 $10.848.023 

Luggage and Leather Goods Storesd4832 $2.168.467 $34 S920,OOO $1.248.467 $2.329.876 $1,409,876 $2,654,639 $1.734.639 
Camera and Photographic Equipment Stores44313 $3.127.30(3 $49 $5.442.998 (S2.315.898) $3,360,079 (52.M2.919) $3,828,443 (11.614.555) 
Cosmetics. Beauty Supples. Pertume Stores4612 55.210.817 $81 $1.888.000 $3,324.817 $5,598,681 8.712.681 56.379.086 $4.493.086 

Hobby, Toys & Games Stores45112 $13.021.319 $204 $3.774.002 59.247.317 $13.990.554 $1 5.940.708 $12,166.706 $10.216.552 
S%wMeedleworklPlece Goods Stores-451 13 P,861.587 $45 $730.000 52,131,587 $3.074.588 $2.2d4.588 $3.503.157 $2.773.157 

Musical l~tnment and ~uppbes Stoms-45114 $4,036,727 563 1739,000 $3,297.727 $4.337.199 $3,598,199 $4,941,764 $4,202,764 
Prerscorded Tapes. CDs. Record Sbres-45122 2.560.275 $87 55.754.001 ($193,726) $5,974,151 5220,150 56.806.893 $1.052.892 

Food 8 Bewng. S308.32l.150 $4.820 $340,685,002 ( $ ~ % ~ J , T I Z ]  $33lJm,S63 lSS,Sl*141 $377,417,076 $38,862,074 
FulCSe~w Restaurants-7221 5155.722.447 $2.434 $236.535.992 (tB0.013.545) 5167,313,563 (569.222.4293 $160.635.534 (U5.8M1.458) 

Limited Servka Eang Places-7222 $134.409.047 $2,101 S104.049.010 $30.360.037 $144,413.71 1 540,364,701 $164,543,654 560.494.644 
Drinking Places Alcoholic Beverapes7224 $18.189.736 $284 $0 $18,189,736 919,543,679 $ 19,543,679 $22,267,888 $22,267,888 

Nelghbomoal Rehlbn $662,1W,766 $8,033 $680,483,981 IS21 ,ZU .~ )  $683,50LU4 $lZW,US $676,W3,346 $96,63S,366 
Supermarket Gmcety 4651 1 $277.264.788 $4.335 $322.963.988 (145.699.203) 5297.902.842 ($25.061.148) $339,427,757 $16.463.769 

Pharmacies and hug Stcms4811 S130.802.100 52.045 $116.872.013 $13.930.087 $140.538.283 $23,666270 $160,128,027 $43,256,014 
Convenience Stores-44512 $14.616.563 5229 $28.658.005 (514.041.442) $15,704,539 ($12.953.486) $17.893.607 (HO.7W.3W 
Specially Food Stores4452 $9,121,507 $143 $14.790.001 (S5.868.494) $9,800,461 04.989.540) S11.166.558 tSY.623,US) 

Beer, Wne and Liquor Stores-4453 U4.645,130 S385 $15.003.000 59642,130 $26.479.577 $1 1.476.577 $30,170.586 $15,167,588 
Oplical Goods Store644613 $5,665.042 $89 $34.253,0(]0 ($26.587.BS8) 56.086.716 (S28.168.2M) 56.935.149 (527,317,851) 

Omer Heallh and Personal Cam Stored4619 $9.093.737 $142 $9.869.997 (S776.2W) S9.770,624 (599.373) $11.132.560 $1,262,563 
Paint and Walpaper Slores-44412 $5.984.755 $94 $3,924,003 $2.060.752 $6,430,227 $2,506,224 $7,326,541 53.402.538 

H a h r e  Stont-44413 320.81 1.570 $325 $0 $20.81 1.570 $22.360.668 82.360.668 $25.477.539 $25,477,539 
FlorisIs-4531 $5.583.510 $87 $8.202.000 (S2.618.480) $5,999,118 (S2.202.884) 56.835.337 (S1.566.663l 

Other Mircellanwur Store RetaiW539 $33.995.034 $531 $14,539,874 S19.455.060 $38,525,436 $21,985,482 541.616.746 $27.078.772 
GiR. Novelty and Souvenlr Stores-45322 $14.616.019 $229 H 1,388.000 0.228,019 $1 5.703.954 $4,315,954 $17.892.041 58.504.941 

TOTALS ~1,669,~,016 SU,3IS S l ~ ~ ~ J l . ~ Z  tun*LILIW) $1,876,063,006 Iwt) $1,8W,U1),383 U4,6M,62l 

SOURCE: RCLCO; lexpress/Claritas. Inc.; MWCOG, Round 7.1 Cooperative Forecasts 

expend 
04-12172.00 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

I Chitas Estimates MWCOG HH Estimates 
2008 Avg. HH 2008 Retall Sates 2008 Demand- 2008 Demand- 2020 Demand- 

Retail Categories ZOOE Expenditures Expenditures Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Major Comparison Rmhlkn $739,449,867 $8,366 $.591,l73.007 ~146,516,aw $824,728,963 $233,666,966 $864,627.710 $363,464,705 
Depamnent Stores Exduding Leased Departments4521 $276.524.440 $3.124 $330.659.996 ($54,135,5581 $308.415.388 ($22.244.608) $356,982,283 $26,332.287 

Radio. Tebvision, Elecbunics Slores-443112 $68.646.472 $776 $69.122.885 ($476.513) $76.563.317 $7.440.332 $88,622.405 $19,499,420 
Household Appliances Stores443111 $16,160,502 $183 $5,656,002 $10.504.500 $18,024,257 $12,368,255 $20,863,163 $15,207,161 
Cornpuler and SoRware Storas44312 S25.800.881 $292 $17,W8.002 $8.792.879 528,776,439 $1 1,768,437 533,308,866 $16.300.864 

Oflim Supplies. Stabnery Stores45321 128.867.495 $326 $19.710.001 $9.157.494 532,196,719 512,486,718 $37,267,856 $17,557,855 
Home Furnishing Stoms-4422 $53,892.177 $609 W.648.002 (S32,755.825) $60,107,442 ($26.540.560) $69.574.651 (S 17,073,351) 

Furniture Storez4421 $72,252.876 $816 $27.269,009 $44.983.867 $80,585,639 $53.316.630 $93.278.262 566,009,253 
Home Centers-44411 $141.606.169 $1,600 80 $141.606.169 $157.937.293 $157.937.293 $182,813,171 $182.813,171 

Spa- Goods Stores451 11 534.861.189 $394 H6.601.004 $18.260.165 $38.881.652 $22,280,648 $45,005,688 528.404.694 

Book Stores-451211 $20.837.656 $235 518.498.006 $2,339,650 523,240,816 $4.742.810 $26.901 356 58.403,350 

lnUm Comparison Relaihn 5304,367,366 $ a m  $626,302,000 ($221,934,6461 $339,469,366 (SlII,832,UC) $39%837m (f lW.5C*ml 
W i n g  Stores-4481 5175,597,298 11.984 $395.686.982 (S22O.OE9.6M) $195,848,544 ($109,838,438) $226,695,824 ($168,991,354) 

Shoe Stores4482 $29.109.109 $329 $55.328.005 (S26.215.lW) $32,466,198 1S22.861.807) $37.579.779 ($17.74.¶.=) 
Jewelry Store8-44831 546,688,876 $527 $46,927,012 ($255 136) S52.051.OW $5.124.082 $60,249,389 $13.322.377 

Luggage and Leather Goads Stores44832 $3.275.937 $37 $807,998 $2.467.939 $3,653,744 $2,845,746 $4.229.226 $3,421,228 
Camera and Photcgraphic Equipment Stores-44313 $4.621 324 $52 $1,549,006 $3,072.818 $5,154,849 $3,605,843 $5.966.762 $4.417.756 
Cosmetics, Beauty Supplies. Perlume SMreb04612 $7,496,566 585 $12,794,994 ($5,298,428) 18,361,128 (S4433.W) 59,678,046 (53.1 16.918) 

Hobby. Toys 6 Games Stores451 12 519.237.534 5217 S6.783.002 512,454,532 $21.456,156 $14.673.154 $24,835,603 S18.052.601 
SewMeedleworWPiace Goods Stores45113 $4.229.689 $48 $620,996 $3,399,691 $4.717.490 53.867.492 $5.460.517 54.630.519 

Musical Instrument and Suppiles Store645114 $6.015.025 a66 $2,534.003 53.481.022 56.708.724 54.174.721 $7,765,381 $5.231.378 
P-rdsd Tapes. CDs. Record Stores45122 58.115.497 $92 $3.061.000 $ 5.054.497 $9.051.439 15,990,439 510,477,084 $7.416.084 

F W ~  L Emwnga w ~ , 3 l ~ s  $6.1 33 $~s,rn,sgr (sro,sis.607) sw6,m7,zzi (QUW.~I )  (686,616,026 IClb84,031 
Full-Service Reslaurants-7221 $229.512.286 $2.593 $305.253.002 ($75,740,716) $255,981,427 (S49.271.575) 5296,298,723 (58.953.279) 

Umitad Sewice Eatlng Places-7222 $197.873.246 $2.236 $216.713.990 (t18,840.744) $220.693.527 $3,979,537 $255.453.81 1 $38,739,821 
Drinking Places Alccholk Bwereges-7224 $26.926.853 $304 $12.965.000 $13.961,653 $30.032.267 $1 7.067267 $34,762,492 521,797,492 

Nolghborhwd Retalbn SaoO.336 $9,087 ~ , 1 1 6 , 9 6 2  ($1'36,689,626) S896,979,316 (tW.135,647) $1,O38JGI,837 $98,138,876 
Supermarket, Gmcery -4451 1 $403.362.509 54.557 $523.186.963 ($1 19,634,454) $449.881.409 ($73.31 5.554) 1520,739,878 (52,457,085) 

Pharmacies and Drug Store64461 1 $188,563,041 52.131 U9,?77,034 $210.309.597 $51,523,590 $243.434.362 584,648,355 5158.786.007 
Conmien- Stores44512 $21.137.116 $239 561.015,984 (539.678,065) $23,574,813 (S37.UItt7tJ $27,287,958 (WJ,'IP.Oa) 
Specially Food Stores-4452 513,291,982 $150 S17,948.008 (54,656,028) 514.824.917 @s,l¶~,bol, S17.159.912 @tsr.o*i) 

Beer. Wlne and Liquor Storee-4453 $36.231.914 5409 $25.053.996 $40.410.460 $15,356,464 $46.775.300 $21.721.304 $11.177.918 
Optical Gwds Stcmr-44613 58.327.159 $94 S9.442.000 (Sl,ll4.841) 59,287,512 (5154.488) $10.750.339 $1.308.339 

Omer Health and Psrsonal Care Smrea-44619 513.073.800 $148 S3.117.004 . $9.956.796 $14,581,572 $1 1.464.568 $16.878.239 $13.761.235 
Palnt and Walpaper Stores4412 $9.072.879 $103 $7.650.006 $1.422.873 $10.1 19.234 52.469.228 $11.713.062 $4.063.056 

Hardware Stores44413 $30.739.624 $347 $25.431.997 $5.307.627 134.284.756 $6,852,759 $39.684.769 814.252.772 
Florists-4531 58.286.209 $94 $6.477,989 (1191,780) 99,241,839 $763.660 $10.697.473 $2.219.484 

Other Miscellaneous Store Relailek4539 550.134.096 $566 $30,158,007 $19.976.069 $55.915.950 $25.757.943 $64,722.979 $34.564.972 
Gift. Novelty and Souvenir Stores-15322 $22.009.007 $249 $69.841.001 (547.831.994) 524547,257 (S45383.744) 528.413.567 ($41,427,434) 

TOTALS $/302.SSr.933 526,014 S2,692,.526,S61 mtrrC24l  $2,567,864,866 fWiMt $&977,,338,883 $379,613,022 

SOURCE: RCLCO: lexpress/Claritas, Inc.: MWCOG. Round 7.1 Cooperalive Forecasts 

expend 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

I C W a s  Estimates MWCOG HH Es6mates 
2008 AW. HH 2008 Retail Sales 2008 Demand 2008 Demand 2020 Demcund 

I R W  Categories 2008 Expsnditures Expendkres E s l i i s  supply Gap 2008 Expendibaes . Supply Gap 2020 Expenditures Supply Gap 1 
YljorComarlsonR.bl*n 

Department Stores Excluding Leased Oeportments-4521 
Radii. Television, Ektmnics Stares-4431 12 

Housshdd AppUanws Stoms-443111 
Computer and SolRwan, Stores44312 

m w  supp6es. slaliomry stores-45321 
Home Furnishing Stores4422 

Furniture stares4421 
Home Centers-44411 

sporting Goods Starec-45111 
Bwk S t o ~ 1 2 1 1  

lnUn comparison R.blbn 
Clohirq Sbres-4481 

Shoe stoms442 
Jswelry Storer-44831 

Luggage and Leather Goads Stores44832 
Camera and Pholographlc Equipment Stores44313 
Cosmetics. Beauty SuppEss. Petfume Stores44612 

Hobby. Toys B GamesStores45112 
SewlNesdb~kPiaa Goods Stores45113 

Musical lwbument and Supplier Stores41 14 
Premcorded Tapes. CDs. Record Stores4122 

Food L 8.wnge 
FlPCSewice RentaumUs7221 

Limited Servlca Ealln~ Places-7222 
Drinking Placss Almhollc Bewracps-7224 

PhSm,SU88 and D N ~  S1MS-44611 
Convenlenw Slores-44512 
Spadally F w d  Stoms4452 

Beer, Wins and Llquor Stored453 
optical GO& Smresh1613 

Omer Health and Fwsonal Care Stores-44619 
Paint and Wdpaper Stores-44412 

Hardware Slores-44413 
Fhrisls-4531 

Other M~swlbneaus Ston Retailen-4539 
Gm. Nowhy ond Souvenir Stoms-45322 

mrms 

SOURCE: RCLCO: lexpress/Claritas, Inc.: W O G .  Round 7.1 Cooperalive Forecasts 

RCLCO --.-... 
expend 

04-12172.00 
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LS'rn'ZPS 

BBP'vLb'bbbS 

S1WaO 

mrws 
6CZS 
SFSS 
9s 

Z8ZS 
SLS 

Sblt 
08s 
m 
LEIS 
ms 

860'ZS 
66LW 
OLS'ES 

EOS 
zsL3 
ZPS'ZS 
lf0'9S 

BBS 
WS 
SW 

661s 
e8s 
05s 
9Fs 
ElN 
mzs 

EOB'LS 
bLb'CS 

8219 
6sM 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 
L d 

claritas Estimates MWCOG HH Estimates 
2008 Avo. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Dsmand- I 

I Retal Categaies 

m b  comparison Wibn 
Deparbnent SLons Leased Departments-4521 

Radio. Tdsvisbn, Eleclmnks Slorea-443112 
mrehdd Applioncer stores443111 
Comprter and SoRwam Slwes44312 

O1Hca Supplies, Stationary Stores45321 
Home Furnishing Storea-4422 

Furnilurn Stores4421 
Home Centers4441 1 

Spolting Goods Stored5111 
Book Stored51211 

2008 Expenditures 

SlSl.836,SZJ 
547.61 3.595 
$11.917.735 
$2.853.208 
$4.523.883 
55,108,578 

$10,226.705 
$13.304.437 
526.544360 
$6.153.349 
$3.591.063 

Estimates 

s2sr.rec.w 
$33,882.11 1 
523.521.184 
S1651.641 
$24,899,370 
$2,261.915 
$72,849,500 
568.869.239 
$12,650.390 
55.486.398 
$5.828.197 

% s 4 0 , ~ Z  
561.206.341 
58.857.446 
$17,628,778 

SO 
$4.082.248 
Sg80.719 

$3.450.428 
s365.000 
$369,502 

$0 

Supply Gap 

~sl1s,aC3.021) 
213,731,484 
($1 1 .M)3.449) 
$1,001,567 

(SM.375,477) 
$2,846,663 

(m184P,7.J) 
(W.*.rn) 
913.893.970 

$666,951 
($2,037,134) 

(S42,321,MC) 
($31,353,857) 
(52,215,148) 
(M.677.255) 
$601.378 

($3.271.3021 
s286.086 
(W.536) 
$367,292 
$654.614 

$1,351 , a 2  

2M)8 Expenditures 

S160,444,464 
$54,333,802 
$13.599.810 
$3,255.91 1 
15,162,398 
$5,829,805 
W1.670,107 
$1 5,182.232 
$30.290.845 
$7,021,836 
$4,097,907 

mC0,046.11 
$34.086.107 
$5.297.514 
$10114.946 

$606,257 
$925,603 

$1.445.603 
$3.863.813 
$835648 

$1.168.660 
51,542.174 

08,442118 
144.797.623 
$38.081.068 
$5.553.424 

$lW,768,MS 
$72,721,507 
$36.172.391 
$3,877.274 
$2.341.237 
$7,043,386 
$1 -682.057 
$2,486.575 
51,993,369 
S6.407.122 
Sl.Em.982 
$9,874,777 
$4.470.308 

s44B,701,64a 

supply Gap 

~SlO1,266,481) 
%?0.451,691 
($9.921.374) 
91,404,270 

($19.rn.972) 
$3,567,690 

(tar.sn.393) 
(sarn7.007) 
$17.640.455 
$1.535.438 
(S1.530.2W) 

($34,8S4,337) 
($27,140,234) 
(S1.559.932) 
(57,413,632) 
$686.257 

(S3.1S8.845) 
W , 8 8 4  
5413.385 
$470.648 
$799.158 

$1,542,174 

2020 Expenditures 

Sl97,906,479 
$71,474,981 
$17.890261 
$4.283.082 
$6,791,024 
$7.668.722 
$15.351 .m 
$19,671,903 
539,846,962 
$9.237.076 
$5.390.710 

sn,eae,ao 
$44,813239 
56.888.767 
513,437,544 

6802.756 
$1,217.318 
$1.901.659 
55.082.764 
51.m.zTT 
$1.537.348 
52,028,697 

bcLlm Comparison Retailers 
Clothii Stores-4481 

Shoe St-82 
J d r y  S l o ~ 8 3 1  

Luggwa and Lmlher Goods Stors6-44832 
Camera and P h o m h l c  Equipment Stores-44313 
Cosmetics. Beauty Suppliw, Perfume Smres-44612 

Hobby. Toy. 6 Games Storaa-45112 
SewMeedbworWPirca Goods Stored51 13 

Musical Inslrument and Supplies Stores451 14 
Prerecaded Tapes. COs. Record Stores-45122 

~ood L 6ewng. $77,W5265 $6.383 
FuU-Semim Restaumb7221 539.256.886 52.727 

Limited Stmriw Eating Ptaces-7222 533.379.823 $2.319 
Drinking Places Akohok 0%-7224 54.866.556 $338 

Nolphbomwd R.t.ihn 
Supermarket Wocery -4451 I 

Pharmacies and hug Slaras-44611 
Convenience Stoms44512 
Spedaily Food Slors6-4452 

Beer. Wna and Liquor Stoms-4453 
Optical mods Slore544613 

O h r  H e m  and Persond Care Slons-44619 
Paint and Wallpaper Stores4441 2 

~anjwam SlOrea-41413 
Floris&4531 

Omer Mircelfaneaus Store Retailen-4539 
G'U. Novelty and Souvsnir Stoms45322 

SOURCE: RCLCO; lexpresdCkWas. Inc.; MWCOG. Round 7.1 Cooperative Forecasts 

expend 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

CMtas Estimates MWCOG HH Estimates 

I 
2008 Avg. HH 2008 Retail Sales 2008 Demant+ MOB Demand- 2020 Omend- 

Retail Categories 2008 Expenditures Expenditures Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Major Comparison R.tlibn $148,744.W) %.el6 8307,866,747 tS'TmSl0,US) $160,7S6,6Sl N l W # # # ]  $172,S36,048 (Hl4,721.7021 
Deparbnenl Stoms Exduding Leased Departments4521 $55.749.669 $2.627 $124.937.854 ~. la. ln) 557.275.560 (W7.&2.tPI) 565.701.589 (S59.238.285) 

Radio, Television. Elecboniw Stores-443112 $13.606.483 5655 $25.835.425 ($1 l,m,S&] $14,287,109 ($11.%6,%1s) 116.388.941 (lS.446.484) 
Household Appliances Slores-443111 $3,354,627 $158 $3,570,029 Wls.402) $3,446,445 (t123.5M) $3.953.464 $363.435 
Computer and Somvare Smres-44312 55.168.183 $244 $2,758,783 $2,408,400 $5.309.638 $2,549.855 $6.090.760 $3.330.977 

~ f h c e  ~uppUes. Stationery ~mlas-45321 55,727,060 $270 540.925 $5.686.1 35 $5.883.812 $5.842.887 56.749.402 56.708.477 
Home Fumlshiig SlOres4422 $10.201.655 5481 534.592.632 n~r.m.~m 510.480.878 ($24.1 11,754) $12.022.761 OU5W,S7lJ 

Furniture Storss4421 $13.863.259 $653 534.829.597 f=.m.~) $14.242.702 (W.W.605) $18.336.001 lSlSa40l.mJ 
Home Centers-44411 $28.197.161 $1,329 $71.203.61 1 f=w@&464) $26,968,929 (t.ll.234.W) $33.230.660 (U7.S72.11) 

Sparling Goods Stomb-45111 56.666.514 $314 58.457.473 (81 .l99.9W $6,848,979 lSl.m.4M) $7.856.559 (-,1141 
Book Storeba51211 8.805.698 $184 $1.429.418 $2.476.280 $4.012.599 $2,583,181 $4.502.807 $3.173.489 

U r n  Comparkon Retal*rs S6S,W8,613 U S 2 5  547,020.8Sl $12,Bl7,6ZZ $61 ,67S,OCI $14,658,163 $70.638.1 87 $23,617396 
UoUting Stores481 $34.661.763 $1,633 $19.064.835 $15,596,928 $36,610,470 116.545635 $40,849,263 SZ1.784.428 

Shoe Smres-4482 $5.940.093 $280 $10.976.558 ' (55.03(1,465) 56.102.676 (U,873.M13) $7.000.464 (53,878,094) 
Jewelry Stores44831 58.470.792 $399 $7.950.233 $520.559 58,702.641 5752.408 $9.982.920 $2.032.687 

Luggage and Leather Goods Smre6-44832 5621.030 S 29 S920.WO (5286,870) $638,028 (1281,672) $731.891 (HE8.109) 
Camera and Photographic Equipment Stom844313 $930,146 544 $26.525 $903.621 $955,604 5929.079 S1.086.167 51.069.662 
Cosnelics. Beauty SuppIies. Perfume Smrasd4612 $1.653.724 $78 5678.961 5974.763 51,698,987 $1,020,026 51,948,932 $1,269,971 

Hobby. Toys EL Games Slom545112 53.886.806 $182 S1.649.77E $2,217,128 53.972.745 $2,322,967 $4.557.191 52,807,413 
SewlNeadleworklPiecs Goods Slons-OS113 5871,148 541 SO $871.148 $894.892 $894.092 Sl.UZ6.657 $1.026.657 

Musical lnslrument and Supplies Stoms-45114 $1.207.252 $57 SO $1,207,252 $1,240.295 51.240.295 $1.4.22.760 $1.422.760 
Prerecorded Tapes, CDs. Record Stoms-45122 $1.715.659 $81 $5.754.001 (54,038,342) $1,762.617 ($3.891.384) $2.021.923 ($3,732,071) 

FwdLBmrrno SMd62,71S $4.470 w#a,U $46404.274 SS7,4SS,151 $48,000,706 Slll,796,743 S62,338,21M 
FulCSsrvics Restauran&7221 $47.847.559 52.255 U9.224.906 $18,622,653 $49,157.186 $19,832,260 $56.388.867 $27.163.961 

Limited Somica Eatlng Places7222 541.591.336 51,960 $20.233.539 521,357,797 $22,496,169 549,015.840 $28.782.301 $42.729.708 
Drin&ing Places Akohak Bevem$ms-7224 $5.423.824 $256 SO $5.423.824 55,572,276 55,572,276 $6.392.035 56.392.035 

Neighborhood Retltbn $17S,S53.w1 t 8 , l n  $148,601.351 S1,062,2S7 $ 1 ~ 5  $29.802.631 $204634,871 $66,033,607 
Supermarket, GmcBry -4451 1 $86.080.788 54,151 $66.384.819 $21.695.969 S90.491.595 524,106,776 S103.804.163 $37,419,344 

Pharmacies and Drug Stores-4461 I 541.440.421 81.953 $49.385.944 (17.945.523) 542,574,662 (56.81 1,282) 548,837,985 ($547.9591 
Convenience Stoms-44512 54.630.141 $218 $8,064,564 (U.431.423) 54,756,870 (13.307.694) $5,456,671 ($2,607.893) 
SpeciaHy ~ o c d  Sbreb4452 52,919,922 $138 SO 52,919,922 $2,999,841 $2,999,841 $3.441.160 $3,441,160 

Beer. Wine and Liquor Smres-4453 $7.593.529 S358 $1.495.645 58.097.884 57.801.367 $6,305,722 $6.949.056 $7,453,471 
opticel ~ o o d s  Smres44613 $1,679,843 $79 S 14,202.464 (SlZ,W,e21) S1.725.821 51,979,713 (512,222,7511 ($12.476.843) 

Omer Health and PemnaJ Care Stores44619 $2.901.813 $137 $4.377.044 (Sl,47S,Z311 $2,981,237 - Rl.3S5.807) $3,419,818 (S957.226) 
Paint and Wallpaper Stores44412 $1.732.912 $82 $1.828.735 M,mI $1,780,343 (W,392) $2.042.256 $213.521 

Hardware SKKe~44413 $6.221.958 $293 SO $6,221,958 $6,392,256 $6.392.256 57,332,645 $7.332.645 
F l o r i s ~ l  $1.670.951 $79 $574.989 $1.095.962 11,716,686 $1,141.697 $1.969.234 $1.394.245 

Other Miscdlamus Store Retailers4539 $10.557.479 5488 $949.318 $9.408.161 510,640.967 $0,891,649 $12.208.401 $11,257,083 
Giit. Novelly and Souvenir Stores45322 $4.323.904 $204 $1 237.842 $3.086.062 14,442,251 $3,204,409 $5,095,768 $3,857,826 

TOTALS 5476,066,202 12238s $662,837,447 I S n W u )  $488.0#8,760 ( ~ 8 , s w l  8669,901,846 S7.2672M 

SOURCE: RCLCO: IexpresslCbritas. Inc.; M N O G .  Round 7.1 Cooperative Forecasts 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

Ckvitas Eskimabs MWCOG HH Estimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 

Retail Calegories 2008 Expenditures Expenditures Estimates Supply Gap 2008 Expendiures Supply Gap 2020 Expendires Supply Gap 

Wjor Compufron R.hid.n 
Department Stores Wubing Leased Dapartmenk4521 

Radio. Telsvish. Ekcbonicr Stores443112 
Household Apphms  Sloms-443111 
Computer end ScRware Stores44312 
OM suppiisr. slahonay SK1m8-95321 

Home Furnishing Slores-4422 
Furnilurn Stoms4421 
Home Centers-4411 

Sporting Goods Sbms-45111 
Book Slo(es451211 

htum Comp.rison R.1.lbR. 
ckmi Stores4481 

Shoe Stores4-W 
Jewelry Stonsd4831 

L w g ~  ad Leather Goods Stores44832 
Camera and Photographic Equipment Stoms-44313 
Cosmelia. Beauty Supplies. Perfume Stoms-44612 

Hobby. Toys & Games Stoms45112 
SewMBedlsworWPieg Goods Sbres-45113 

Musical Insbumcmt and Supplles Stores451 14 
Prerecorded Tapes. CDs. R e d  Stores45122 

Fwd L B.Y.ng. 
FulCSenrice ReslaurantbMl 

Limited Ssnrice Ealing Places-7222 
Drinking Places Alcoholic Bsve-7224 

~ i g h b o h o d  kmlkn 
Supermarket WOcery -4451 1 

Pharmacies and Drug Slores-44611 
C m n i e b w  Slorer-40512 
Specially Fwd Slores-4452 

Beer. \Mne and Liquor Sbrs+Jlrl53 
O~lical Goods Stom44613 

Other Health and Persand Cam Stores44619 
Pdnt and Wallpaper Slores-44412 

H a w  Stores-44413 
Floristti4531 

Other Miscellaneous Ston Re(ailera.4539 
W. Novelly and Swvsnir Stoms-45322 

TOTALS 

SOURCE: RCLCO: lexpress/Claritas. Inc.; MWOG. Ro 

S137.166.88l 
550,202.714 
$12.474.159 
53,058,245 
$4.696,745 
55,294,705 
510.073.020 
$13.033.085 
528.317.358 
36.275.973 
53.740.989 

$64,726,182 
$31.491.977 
55.179.963 
58.308.895 
$589.396 
$849.857 

$1.367.319 
53.574.040 
5789.597 

s1.083.304 
51.488,044 

$62,619,688 
$41.755.219 
$35.917.307 
$4.94?,162 

S144,827,C17 
S72.SS9.518 
534,423,724 
$3.856.836 
52,367,627 
$6,608,988 
$1.554.921 
52.381.m 
$1.758.160 
36.019.555 
51.564.464 
$9,254,643 
$4,027,475 

$424,338,486 

und 7.1 Cwpemtiv8 

w,3w 
4.071 
5763 
$187 
$287 
$324 
5816 
$797 

$1.732 
5384 
$229 

$3.347 
$1,926 
$317 
$508 
$36 
$52 
$84 
5219 
548 
$66 
591 

S S W  
0.554 
0,197 
$303 

$8,881 
$4.464 
52.106 
$236 
$146 
w0.l 
sm 
5146 
$108 
s36a 
$96 
$566 
5246 

s s , n z  

Forecasts 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

I Claritas Eslirnates 
2008 Avo. HH 2008 Retail Sdes 2008 Demand- 

I Retail Categories 

~p~~c%mp&son R.tpIkm 
Department Slams Excluding Leased DepartmenW521 

Radio. Television, Elecbunics Stores-4431 12 
Household Appliances S t o ~ 1 1 1  
Computer and Soflware Stores44312 

Omca suppliaJ. Stathery Stores-45321 
Home Fllmishlng Stores4422 

Furniture Stores-4421 
Home Centers441 1 

Sporting Goods Slam&111 
Book stores451211 

InUrw Comportson Rahlhm 
Cbmlng Stores4481 

shoe storeS-Ms2 
Jewelry Storea44831 

Cuggage and Leather Goad6 Stores44832 
Camera and Phobgraphii Equipment Stores44313 
Cometizs. Beauty Supplies. Petium Stores44612 

~obby. Toys S Games Stoma451 12 
SowiNeedleworWPlea, Goods Stores451 13 

Musical Instrument and Supplies Stores-451 14 
herecorded Tapes. CDs. Recwd Storeti45122 

Food 6 Bowlag. 
FullSenriw Restaurants-7221 

Limited SeMw Eating Place~+72Z 
Drlnking Places Alcoholic Beverages7224 

Mlghbomood Rehlhm 
Suparmarket, Gmwry -44511 

Pharmacies and DNg Stores-44611 
Convenience Slores-44512 
Spedaky Food Slareb-4452 

Beer. Wlna and LlgMrStoreS-4453 
optid ~ o o d s  stores-44613 

Other Health and Personal Cam Stores44619 
Paint and Wallpaper Stores-44412 

Hardware Store-13 
FbriStz-4531 

Other MisceUanaous Stws Retallers-4539 
Gi. Novelty and Sowenlr Stores45322 

TOTALS 

2008 Expenditures 

5131,714,447 
$51.814.465 
$12.563.273 

s $2.976.497 
54,580,843 
54.985.176 
$8.752.235 

$12.177.612 
524.543.287 
$6,019,194 
$3.301.765 

s56,ss3,732 
$33.006.654 
55.953.633 
57,133,947 
$538.187 
$823.212 

$1.529.960 
$3.461.062 
$774.152 

$1.112.550 
51.530.375 

SMW,M 
$42,774,623 
$37.575.887 
$4,637,031 

5166,571,039 
$86.905.852 
$38,474,672 
$4.466.567 
$2,938,484 
$6,862,416 
11.535.287 
$2.714.279 
$1.459.172 
$5.453.679 
51.455.111 
59,332,321 
$3.772.999 

$437,936,759 

Expendiires 

56.860 
52.695 
$653 
$155 
$238 
5259 
$455 
5633 

$1.276 
'$313 
5172 

52906 
$1.717 
$310 
$371 
$28 
$43 
$60 
5180 
$40 
$58 
580 

s4.420 
$2,225 
51.954 
$241 

$8.601 
$4.520 
52,001 
$232 
$153 
5357 
580 
$141 
576 
$284 
$76 
$485 
5186 

s a n e  

SOURCE: RCLCO; lexpresslcfaritas, Inc.; MWCOG, Round 7.1 Coaperaiive Forecasts 

RCLCO ---... 

Estimates 

us,ns,M6 
$17.909.638 
53.638.206 
$1,028,366 
5625.367 

SO 
$396.560 

54.476.858 
$0 

$204,950 
50 

514,643,663 
$11.123.970 

$0 
52.437.768 

$85.052 
SO 

5177.708 
$191.070 

$0 
5168.935 
$459.150 

W.334674 
$17.908.174 
$15.926,400 

50 

$1 03,228,969 
$48.461.847 
528,318,519 
$17,364,238 

$175,961 
So 

$711.997 
$293.668 

SO 
$0 

$315,955 
$5.245.745 
$2,341,039 

5179,987,141 

- 
M W O G  HH Estimates 

2008 Demand- 2020 Demand- 
Supply Gap 2020 Expenditures Supply Gap 

594,769,488 5142,976,073 5111596,128 
$30.492.208 $58,244,618 $38.334.980 
58,097,621 113,637,437 $9,999,231 
$1,752,092 $3.230.988 $2.202.622 
$3,653,865 54.972.615 54.347.248 
54.656.841 55.411.410 55,411,410 
$7,779,233 $9.500.554 $9,103,994 
$6,898,709 513,218,802 $6,741,944 
$22,926,810 526,641,746 $26,641,746 
$5.417.806 $6.533.837 56.328.887 
$3.084.503 13,584,067 53.584.067 

$57,640,766 ~60,640,098 W,996,146 
519.708.790 535,828,733 $24.704.763 
$5.561.513 $6.462.670 56.462.670 
54.226.321 17,743.902 55,308,134 
541 7,689 5584.202 $499,150 
$768,993 5893.597 $893.597 

5 1.251 485 $1.660.772 51.483.064 
$3.042.039 $3.756.984 53,565,914 
$723,165 $840,342 $840,342 
$870,340 $ 1.207,673 $1.038.738 
$970.431 S1.661.223 $1.202.073 

W.566493 $9%2S4,002 ~ l a , 4 2 1  
$22.049,215 $46,431,867 528.523,693 
$19.174.653 $40,768,637 $24.862.237 
54,331,626 $5,033,409 15,033,499 

S61,2SO.368 5179,610,314 57SSI1,346 
532.720.187 $94.336.329 545.874.482 
17,622,123 541,764268 $13.445.749 

($13.101.M9) 54,868,460 (S12.515.770 
$2,568,888 $3.189.725 53.013.764 
56.410.442 57.449.155 57.449.155 
$722.172 51.666.555 5954.558 

$2,261,842 52,946,351 9,652,683 
51.363.068 11,583,932 $1,583,932 
15,094,674 $5.920.187 $5,920,187 
$1,043.319 $1.579.523 $1.263.588 
$3.471.928 $10.130.257 54,884,492 
51.183.462 $4.095.592 $1.754.553 

5229,106.105 $476,380,489 5296,383,348 

Page 32 of 6 1 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

Claritas Estimates 
2008 AW. HH 2008 Retail Sales 

I Retail Catqoies 
mjor compahon 

Deparbnent Stores Exduding L e d  OepartmenWQl 
Radio. Television, Electronics Sloms-443112 

Household Appliances Slores-443111 
Computer and Softwara Slores-44312 

Omcs Supplims. Statianery Slomt-45321 
Home Furnishing Sloma-4422 

Furnmm Sloma-4421 
Home Centers44411 

Sporting Goods Stores41 11 
Book Slores451211 

In-Urn Compa&on R.t.i*n 
cloming Slcres-4481 

Shoe stoms-4482 
Jewelry Sloms4lS31 

Luggage and Leather Ooodr Stores44632 
Camera and PhotcgfapM EpUlpnent Stoms44313 
Cosmeblcs. Beauty Suppbes. Perfume Smre9d4612 

Hobby. Toys 6 Games Slomt-45112 
Sew/NeedlewoWPiea, Goods Slorss-45113 

Musical Instrument and SuppYes Slons451 14 
Preromrded Tapes, CDs. Record Stores45122 

Food L bwmga 
FulCSetvlce Rerlaurantb7221 

Limited Se~ica Eating PI~ce5-7222 
Chinking Plaws Akoholic Bew-7224 

Nolghbotimad Mtalbn 
Supermarket, w r y  -44.51 1 

Pharmacies end Drug Stores4611 
C~nvenience Stores-44512 
S w a g  Food Slorsr-4452 

b r .  Wine and Liquor Sloreb4453 
Optical Gaods Stores4461 3 

Oher Health and Pemnal Cam Sloms-44619 
Paint and Wanpaper Storer-44412 

HardwDre Slores-44413 
Fbri91r-4531 

Omer Miawllaneour Store Retailers4539 
GiR. NowW and Souvenir Sloms-45322 

rnTALS 

SOURCE: RCLCO; IexpresslClacitas. Inc.; MWCOG. Round 7.1 Cooperative Forecasts 

2008 Demand- 
supply Gap 

s6o.UOS1S 
$27,566,725 
515.738.681 
$5,061.019 
W.U7,UI) 
W.44.357) 
( U l , ~ . 2 1 3 )  
$12.925.472 
$42.031.447 
$1,348,589 
($3,928 581) 

$7,834,337 
(86.666.732) 
(W.134)  
$4,779,817 
~1,091,932 
$ 1.126.578 
581 1.496 

$3.383.983 
51.436.145 
51.262.503 
$946.847 

I S ~ p 4 m l  
LM.014,061) 
(117.019.540) 

Boc.028) 

01u.uTPol 
nn.zezm, 
51,440,158 

(S11.4rn.WO) 
@7.2%1731 
$3.470.577 
(W. 74@l 
$3.063.363 
$1243.175 
$9.650.622 
(141s,oni 
52,088,119 

ilriftW 

MWCOG HH Estimates 
2008 Demand 2020 Demand 

SUPPMGI I 
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HOUSEHOLD RETAIL EXPENDITURES AND DEMANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

Claritas Estimates MWCOG HH Estimates 

I 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand 2020 Demand 

Retail Categorim 2008 Expenditures Expenditures Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

MaM Compart.on RalaRm 
Oeparbnent Stores Muding Leased Departments-4521 

Radio, Television, Elecbonics Stores-4431 12 
Household Appliances Sloms-443111 
Computer and Soware Stores44312 

Oma Supplles. Stationery Slores-45321 
Homo Furnishing Slores-4422 

Furniture Smres.4421 
Home Cenmn-44411 

 spa^ Goods Slores-45111 
Book SLores451211 

lrrllrw Conlparbon RmlalbR 
Claming Stares4481 

Shoe Slores-4482 
Jewelry Sloresd4831 

Luggage and Learner Goods Slores-44832 
Camera and PhotoQraphlc Equipment Slwes-44313 
Cosmetics. Beauty Supples. Perlume Slores-44612 

Hobby. Toys L Games Slares-45112 
S-rWPieca mods Stores45113 

Musicd Insmnnent and Supples Stores451 14 
Prerecorded Tapes, CDs, Record Stores45122 

Food L B.venf#e 
FullServiw Restaurants-7221 

Limited Service Eatlng Places-7222 
Drinking Places Almhok Bewrager-7224 

Nelphborhood Re ta l *~  
Supermarket. Grocery -44511 

Pharmacies and Drug Stores-44611 
Convenienca Stores-40512 
Specjalty Food Slorer-4452 

Beer. M e  and Lquor SloresA-453 
Optical Goods Slores-44613 

Omer Heallh and Personal Care Stores44619 
Paint and Wallpaper Slores-44412 

Hardware Sbres-44413 
Floris*i-4531 

Other Miscellaneous Stare Retailers-4539 
Gin. Novslly and Souvsnir Slonrs-45322 

TOTALS 

SOURCE: RCLCO; IexpresdClaritas. Inc.; W O G ,  

$127,S60,412 
t50.150.949 
$12.166.392 
$2.871.654 
$4.500.885 
$4.846.694 
S8.665.278 
$12.010.487 
$23.521.733 
$5.91 1.725 
$3.314.615 

W,OS%SZa 
$31.773.040 
55,646,811 
57,117,022 
$536.302 
581 8.728 

51.473.048 
53.412.235 
$756.730 

$1.072.518 
11.486.494 

S81.1ufs4 
540.854.871 
$35.884.521 
$4.426.992 

$167,01,151 
S1.740.482 
536,938,347 
$4.170.753 
$2.756.048 
56.519.216 
s1.519,725 
$2.602.839 
$1.441.806 
$5.270.650 
$1.446.861 
$8,979,993 
53,671,420 

$420,27S,863 

, Round 7.1 Cooperative F 

expend 
04-12172.00 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

Cbrites Estimates 
2008 Avo. HH 2008 Retail Sales 2008 Deman* - 

I RetaJ Categories 2008 Expenditures Expsnditures 

Major Comparison R.t.Wn $73,nl ,m 57,553 
Deparbnent Stores Exdud!ag Leased DsparlmaW521 $28.248.928 $2.835 

Radio. Television, Ekcbonics Stoms-443112 $6.726.972 $675 
Household Appliancns Sloms-443111 $1.632.085 $164 
computer end SO- stores4%312 52,482,682 $247 

Oflice Suppfias, Stationery Sloms45321 52,678,889 $269 
Home Furnishing Slomr-4422 $5,074,125 $509 

Furnilurn Sbrer-4421 $6,785,986 1681 
Home Centsrs-l44ll $14.607.405 $1,466 

Spomng Goads Stores41 11 53.260.164 5327 
Book Sbres-451211 $1.794,345 $180 

hl im Comprriron Retallen 529,W,Oll 53,006 
Clothing Store6-4481 $17.569.61 1 $1.763 

Shoa Sloms-4482 53.158.581 5317 
Jeweky Sloms-44831 8.931.191 5394 

Luggage and LaaMer a d s  Smmr-44832 $293,933 $29 
Camera and Photographic Epuipmam Store644313 $439.488 $44 
Cmelics. Beauty SuppCes. Perfume ~ l o & M 6 1 2  5863.336 $87 

~obby, Toys a Games stoms-i5112 ~1.900.744 $191 
SewlNeed(ewwklPiecs Goods Storm41 13 $424.068 $43 

Musical Instrument and Supplies Stoms451 14 $591.200 $59 
Prerec~rded Tapes. C06, Rearrd Stores-45122 $776.659 $78 

Food L B.w~gs %7S7.903 W 2  
FulCSe~w RsrlauranW7221 522.516280 52.260 

Limited Service EaUng Places-7222 519,826,481 $1,990 
Drinbng Placss Alcoholic Bmrages-7224 $2,415,142 $242 

No~borhood R.bl*n $W,42~,622 SS,074 
Supermarket. Gmcery -4451 1 $47.022.509 $4.719 

Pharmacias and DNQ Stores-44611 521.512.455 52.159 
Convenience stoms-44512 $2.333.453 5234 
Spaba#y Food Stores4452 51,597,374 $160 

Beer, Wine and L!quor Sbras-4453 53,643,731 $366 
Optical Goods Slomr-44613 SEW.472 586 

Omer Health and Pasod Cam Smrea-44619 51.526.498 $153 
Paint and Wallpaper Stores.44412 $030.145 $93 

Hardwsm Stores-4&13 $3.136.223 $315 
Fbrists-4531 $836.892 $84 

Other Midlaneous Smre Re1aikrs-4539 $4,987,074 $500 
Gilt. NowW and Sownir Smms-45322 52,039,796 $205 

TOTALS UUAOI ,H6 $23,924 

SOURCE: RCLCO; lexpnss/Claritao. Inc.; MWCOG. Round 7.1 Cooperative Forecasts 

Estimates 

$178,017,209 
$23.588.127 
$38.725.1 39 
59,083,378 
$7.084.910 
56,487,241 
$14.774.726 
$40.579.595 

SO 
522.870.428 
$14,853,865 

Sloe,reO,eo4 
$74.228.614 
$10.924.797 
$4.627.927 

$0 
90 
$0 

$12.138.151 
1993.106 

53,548,009 
0 

$81,027,020 
$56.408.605 
$24.61 8.423 

$0 

SZZ3,247,619 
$179.493.791 
s i  7.m.527 
58.403.128 
5950,289 

$4.692.497 
$569.635 

$1.917.766 
s1.6M.840 

SO 
$62.639 

$2.837.060 
$4.845.447 

SW.767.460 

Supply Gap 

(llM,7U,830) 
$4.680.799 

(Ul.W8.167) 
fS7.441.203) 
(s4,662228) 
($3,608,352) 
(S9.700.601) 
(a33.7B3,tiOP) 
$14.607.405 
($19.610 264) 
(S1S,059.310) 

IJnC11,Tu) 
(S5Od59.003) 
(S7.766.216) 
($6ss.736) 
$293,933 
5439.488 
5863.336 

(S1OS237,&l7) 
(a5n.W) 

(11.9s.soO 
$776.859 

4rjyarjyaam 
(t53.*.323) 
IS4,7Sl.M2) 
$2.415.142 

~siraam#~) 
(Sl32.471.ZU) 

53.739.928 
(w.m.ats) 
$647,085 

Rl ,au,lsi) 
$200,837 
LSSl.26W 
(Isn.so5) 
53.136.223 
$774.253 

$2,150,014 
(U,OQ5,651) 

f-*rWI) 

MWCOG HH Estimates 
2008 Dsmand- 2020 Demand- I 

supply Gap 

(su,raa.uz) 
$8,481,151 

($31 093 182) 
(57.241.7271 
($4 270 921) 
(s3 447 PSO) 
($9 017 975) 
($32 1W W4J 
$16,572,552 
($19 171 871) 
($11 117 m) 
(StUIZTM)  
oS(.m.WI) 
W.34 131) 
($167 870) 
5333,476 
$498.613 
$979,481 

(8s l t .686)  
(%11 ew) 

($2 m.274) 
W81.144 

I U I Z l 7 C l  
(a30 m3.191) 
(S2 124 111) 
s2.740,053 

~ l r n . W # U a )  
( $ 1 1  1m.904) 

8,634,017 
(U.rn,Z41) 
5861.981 
(tUI.5R) 
s406.597 
01as.907) 
(5547 S2)  
$3,558,142 
$886,841 

$2,820,929 
(II a 1  335) 

t u l W C r n  

2020 Expenditures 

S S l , 8 ~ , U I  
535,408,832 
58.431.498 
$2.045.834 
53,086.693 
53.357.684 
$6.359.842 
58.505.466 
518,308,729 
$4.086.247 
$2,249,008 

w 7 m w  
522,021,519 
S3.958.924 
$4.927.303 
$388,412 
1550.848 

51.062.094 
$2.382.368 
$531.521 
$741.002 
$973.454 

s , m s 7  
528.221.609 
$24.850.251 
53.027.107 

S113.330.639 
558.937.395 
526,963,428 
$2.924.719 
$2.002.128 
$4.567.005 
S1.07878.M4 
51,913,293 
51,165,832 
$3.930.901 
$1,048,949 
$6.250.733 
52.556.653 

5298,813,688 

supply Gap I 
($la,l7S,B76) 
511,838,705 
(S30.293.641) 
(17,047,744) 
($3,978,217) 
($3,129,557) 
($8,414,884) 
(132.074 1281 
518,308,729 
($18,7U,l81) 
(H 2.004,S57) 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

I Claritas Estimates 
2008 Avg. HH 2008 Retail Sales 

Retal Categories 2008 Expenditures Expenditures Estimates 

Major C a m r * o n  Rotaiton $106,U6,999 $lO,lZS $24,761,709 
hpament  Stores Exduding Leased Depatments-4521 $3s,911.911 $3,544 $6.952.566 

Radio. Television. Electronics Store44431 12 $8,807.554 5846 SO 
Houwhold Applianms Stores-4431 11 $2,358,719 $226 $3.479.288 
Computer and SomVare Stores-44312 $3.304.177 $317 S 4 . m  ,459 

M w  Supplies. Stationely Store645321 $3.724,169 0 5 8  $2,241,048 
Home Furnishing Stores-4422 58,247,302 $792 $5.158.109 

Furniture Stores-4421 $9.721.399 $933 $2.039.920 
Home Cenbrs.44411 525.351.426 S2.434 $0 

Sportlng Goods Stores45111 $4.551.035 $437 W 
Bwlc Stores451211 $2.459.307 $236 $109,319 

I~UW comparison ~ . t l r m  s 3 9 , m . a ~  $3,788 sss,ncp3 
Clothing Sbres-4481 S22.929.500 $2.202 $21.966.031 

Shoe Storeb-4482 $3.81 7,325 $367 5195,614 
Jedry  Storss-44831 55.82 1.790 $559 $925.584 

Luggage and Leahr  Goods Stons-44832 $426.393 541 So 
Camera and Photographic Equipment Stores4313 5613.858 $59 So 
Counetics, bamy Supples, Perbme Stores-44612 5977.238 $94 $530.214 

Hobby. Toys 6 Games Stores-451 12 $2.631.768 $253 5459.617 
SewMeedleworWPisg Goods Stoms-45113 5595.386 $57 $638,666 

Musical lnslrument and Supplies Stores-451 14 $756.01 8 $73 $1.100.527 
Prerecorded Tapes. CDs, Record Stores45122 5995.109 $96 SO 

F W ~  6 ~ewng.  s c ~ 3 s , a 4 z  $6,301 ~0,3ts,oas 
FulCServlcn Restaurants=I221 $27.850.781 $2.674 $29.861.110 

Limited Service EaUng Places-7222 $24.233.125 $2.327 $10,656,975 
Drinking Places Ahholic Beverages7224 $3,149,936 $302 SO 

Nelghbomoal Retllbm $106,832,417 SlOS6S $74261,f66 
Supermarket. Grocery -4451 1 $53.133.284 $5,102 $55.356.979 

Pharmacies and Drug Store~44611 $24.579.051 $2.360 57,965,258 
Comrenienw Stores44512 52,722,140 $261 $6.302.077 
Specially Food S W M  $1,756,268 $169 5836.112 

Beer. Wlne and Uqwr Stores4453 54.41 3.843 $424 So 
Optical Goods Stores44613 $1.148.633 $110 $923,014 

Omer Health and Personal Care Store44619 $1.705.131 $164 So 
Paint and Wallpaper Stores44412 $1.614.075 $155 $922.466 

Hardware StorebM413 $5.044.693 5489 So 
Fkrists-4531 51.221.189 $117 5250.560 

Other Midlaneous Store Retailers-4539 56.642.234 $638 $1,057,485 
OM. Novelry and Souvenir Store645322 $2,853,876 $274 $670.215 

TOTALS sso7,ort.7u sa,m s i q r ~ o , z r 3  

SOURCE: RCLCO: lexpresslClaritas. Inc.: W O G .  Round 7.1 Cooperative Forecasts 

2008 Demand- 
Supply Gap 

WO,68SJgD 
129,959,345 
58.807.554 
($1.120.569) 
(51,467,282) 
$1,483.121 
53.089.193 
$7.681.479 
$25.351.426 
S4.551.035 
$2,349,988 

$13,748,za2 
$963.469 

$3.621.711 
$4.896.206 
5426.393 
5613,858 
$447.024 

$2.172.151 
($43.280) 
(S344.5W) 
$995.109 

$14S16,767 
(Sl,E10.329) 
513,576.150 
$3.149.936 

rs2&cs,a* 
($2.223.695) 
$16,613,793 
($3,579,937) 
$920.156 

54.413.843 
$225.619 

$1.703.131 
5691.609 

55.044.693 
8970.629 

55,584,749 
12.183.661 

$141,897,530 

2008 Expenditures 

Sl16,%2476 
540,598,722 
59,686,787 
$2,594,183 
$3.634.024 
54.095.942 
$9,070.M)7 
$10,691.859 
$27,882,187 
15,005,352 
$2.704.813 

$43,614,096 
$25.218.487 
54,198,398 
$6.402.963 
5466.959 
5675.248 

$1,074.793 
12,894,490 
$654.822 
$831.469 

S 1,094,448 

$60,747,679 
$30.631.045 
$ 26.652.249 
13,464,385 

Slf7,4S7,193 
$58,437,429 
327.032.708 
52,993,883 
$1.931.591 
$4,854,464 
$1,263,298 
S1.873.150 
$1,775.204 
$5,548,290 
$1,343,097 
$7.305.309 
$3.138.770 

%%37,721,442 

MWCOG HH Estimates 
2008 Demand- 

supply Gap 2020 Expenditures 

$Bl,M0.766 $124,130,643 
$33.644.1 56 $43,561.301 
$9,686,787 $10.394.165 
(SIK15.105) $2.783.624 

(S1.137.43q ' $3.899.398 
$1,854,894 $4.395.049 
$3,912,498 $9.732.988 
8.651.939 $1 1,472,632 
127,882,187 $29,918,286 
55,005,352 95,370,868 
$2,585,494 $2,902,332 

Sl7,687,8U $46,6S1,716 
$3,252,456 527.SO.069 
$4.002.784 $4.504.986 
$5.477.379 $6,870,540 
-8.959 $503.204 
5675.248 $724.558 
$544.579 $1,153,280 

$2,434,873 S3.10S.860 
$16,156 $702.640 

(S269.058) $ 892.209 
$1,094,448 $1,174,370 

S20,42B,Le* $66,183,783 
$969,935 $32,867,680 

$15,995,274 528,598,531 
$3,464,365 $3.717.372 

W313.027 $1 N.077,US 
$3,080.450 $62,704,826 
$19.067.450 ~20,006,773 
(53.30(1,194) $3,212,512 
S1.095,479 $2,072,646 
$4.854.464 $5.206.962 
5340.284 $1.355.550 

$1.873.150 12,009,937 
5852.738 11,904,838 

$5.548.290 $5.953.455 
$1 ,M)2.537 $1,441,177 
$6.247.824 $7,838,780 
$2.468.555 $3,367,979 

Sl72,Sw ,229 S362.3SSp76 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

Cbritas Estimates MWCOG HH Eslimates 

2008 Avg. HH ZOO8 Retail Salss 2008 Demand 2008 Demand- 2020 Demand- 
Retail Categories 2008 Expenditures Expenditures Estimates SUPPb Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

WJor Compafiaon Rohbn 
Dspattment Stores Excluding Leased Oepparbmm154521 

Radio. Television, Eleclmnics Store443112 
Houmhold Appliamas Stoms-443111 
Computer and Sonware Stores-44312 

Onice Suppiies. Stetbneq Stores-45321 
Home Fumishhg Smms-4422 

Fumihlm Storw4421 
~ o m a  Centers4411 

Sporting Goods Stores451 11 
Book Stwes-451211 

hl im compari.on R.tribn 
Cbthing Storeti4481 

Shoe Stores4482 
Jewelry stores44831 

Luggage and L e h r  Goods Sloms-44832 
Camera and Photographic Equipment Storeo-44313 
Cosmetics. Beauty Supples. Perfume Store44612 

Hobby. Toys 8 GamesStores-45112 
SewiNeedleworWPiecc Goods Stores451 13 

Musical lnsbument and Supplies Stores4114 
Prerecorded Tapes. CDs, R m r d  Stores-45122 

Food L kumngm 
F u l l S a ~ w  Restaurant67221 

Limited Service Eating Places-7222 
Drinking P l a g s  Alcoholic Bewrages-7224 

migMomoodR&i*n 
Supermarket. Grocery 4451 1 

Pharmader end Drug Stoms-44611 
Convenianco StomP40512 
Specialty Food Stores4452 

Beer. Wne and Uguor Stores4453 
O p W  Goods Store44613 

Other Health m d  Personal Cam Stores-44619 
Paint and Wallpaper Sbres-44412 

Hardwsm Stores-44413 
Fbrlsts4531 

0 t h  MlsSslboeous Store Retailed539 
Gi. Novetty and Souverdr Slams45322 

TOTALS 

SOURCE: RCLCO; IexpresslClaritas. inc.; MVIECOG. ROI 

RGLCO ......--.... 

$70,760,142 
$26,968.105 
56.806,835 
$1.565.263 
12,563,095 
$2,895,887 
$5,037,435 
57,037,136 
$12,492,562 
53.391.080 
$2.009.044 

$S,612,863 
$16.864.897 
$2,809,207 
$4.593.356 
5322.037 
$452.018 
$779.967 

51.873.754 
$415.141 
5594.206 
5803.272 

w,zn,cei 
$23.385.995 
$20,138,765 
52.754.821 

S80,916,1W 
540,507,302 
$19,519,243 
$2,131.600 
51.331.659 
53.682.745 
581 1232 

$ 1,359,685 
S77l.401 

$2.826.017 
$792.507 

$4.987.190 
$2.195.520 

StnA74,nt 

und 7.1 Cooperative I 

expend 
04-12172.00 

Printed: 1013012008 



Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

t Claritas Estimates M O O  HH Estimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Dernand- 

2008 Expenditures Expenditures Estimates supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

M . J ~  Comprrbon ~.tsU.n 
Department Stores Excluding L e a  Deparlments-4521 

Radio. Television, Electtunics Stoms-443112 
Hou~hold ~ppliancas Stores4431 11 
Computer and Sofhvare S(orea-44312 

Ofice Supplies, Stationery SUNes-45321 
Home Furnishing Stores4422 

Furniture Storetibd21 
Home Canters-4441 1 

Sporting Goods Stores451 11 
Book S ~ 1 2 1 1  

InUm Comparison R.trUsn 
Clothing Storeti4481 

Shoe SUNes4482 
Jewelry Storea-44831 

Luggage and Leaher Goods Stores-44832 
Camera and Photographic Equipment Stores44313 
Cosmetics. Beauty Supphes. Perfume Sloms-44612 

Hobby. Toys (L Games Stores45112 
SewNeedleworWPiem Goods Stores-45113 

Musical insbumant and Sup+ Stores45114 
Prerecaded Tapes. CDs. Rscwd Stores45122 

Food L Emwrap. 
FulCServlce Restaurants-7221 

Limltad Setvice Eating Places-7222 
Drlnklng Places AJcohalii Eevenq+s7224 

Neighbomood R.t.i*n 
Supermarket. Groc8ry -4451 1 

Phannades and hug Stores-44611 
Convenlenca Stores-44512 
Spadally Food Stores-4452 

Beer. W e  and UqwrStores-4453 
Optical Goods Stores44613 

O h r  Health and Personal Care Stores44619 
Paint and Wallpaper Stored4412 

Hardware Stored4413 
Floris*c4531 

Other Miscellaneous Store Retailers-4539 
Gin. NoveHy and Souvenir Smrsbd5322 

SOURCE: RCLCO: IexpresJIClaritas. Inc.; MWCOG. Round 7.1 Cooperaiive F 

expend 
04-12172.00 

Printed: 10130/2008 RCLCO 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

Chritas Estimates 
2008 Avg. HH ZOO8 Retail Sales 

I R ~ W  Categories 
k J o r  Comparison Rotaihn 

Daparbnent Stores Exduding Leased Dapartments-4521 
Radio. Television. Eleclronics Store5443112 

Household Appliances Stores-44311 1 
Cornpuler Pnd Software Store544312 

Ot?m Suppks. Stafionery Sloms-45321 
Home Furnishing Stored422 

Furnilurn Stores-4421 
Home Centers4441 1 

Spotting Goods Stoms-45111 
Book Stores-451211 

kclin C4mpui.on Rebihm 
Cloming Stores-MBl 

Shoe Stores4462 
Jewelry Stons-44831 

Luggage and Lealher Goodo S1ores-44832 
Camera and Pholomhic Equipment Stoms44313 
Cosmetics, Beauty Supplies. Perfume Stnes-44612 

Hobby. Tow 6 Qames SIo~s-4S112 
SswlNedeworWPiw Goads Stoms-45113 

Musical Instrument and Supplies Stoma451 14 
Pmmwrded Tapes. CDs, Record Slores-45122 

Food L Bewng. 
FulCServim Restawanb7221 

Limltad SeNite Eating Placed222 
Drinking Places Almhok Beverages-7224 

Miphbomood ~.tri*rs 
Supermarket Groesry -4451 1 

Pharmacies end Drug Stores4461 1 
Convenience SLores-44512 
Sped* Food Storas-6452 

Beer. Mne and Liquor SPares-4453 
Oplical Goods Store644613 

O(her Health and Personal Care Stores44619 
Paint and Walpaper Stores44412 

Hardware Storea-44413 
Florists-4531 

Other Miscellaneous Ston Retailers4539 
Gin. Novelty and Sarvilnir S l o r u ~ 2 2  

TOTALS 

M08 Expenditures 

$66,21S,SCC 
525.322.856 
$5.866.635 
$1,550,984 
$2,137.955 
$2.021.265 
$4.369.715 
$5.71 3.956 
$14.416.309 
12.668.181 
$1.151.810 

SOURCE: RCLCO; IexpresslCbritas. Inc.: M O G ,  Round 7.1 Cooperelive Forecasts 

RCLCO ---"-..'. 

ZOO8 Demand 
Supply Gap 

o w , n a l  
fa11 .sw.m) 
(S5.610.114) 
$1.550.984 
51,408,399 
(1 1.280.30s) 
$2.172.499 
53.808.007 

(S55.483.592) 
52,101.462 
im7,rw) 

01..~1,-) 
~sfa,m,msj 
fS(1.5(H8rnC1) 

$1,745,883 
$237.771 
$403,704 
($487,02¶) 

($3,(m8,514) 
$376.156 
$501.690 
$743.512 

U,M3,413 
$10,112,162 
(S5,7P.632) 
$1.753.883 

($28,334,969) 
(S20,525,5%) 
$5.682.576 
(13.641 382) 
$367,212 

(58,998,387) 
$363.732 
$549.466 
($735,809) 
$3,035,699 
$749.857 

52.361 .a48 
51.457.515 

IS1WSIIPI) 

2008 Expenditures 

173,066,386 
$28.389.1 15 
f5.572.373 
$1,737,562 
52.395.144 
$2,264,417 
$4.895.378 
s6.401,327 
$16,150,545 
52,989,155 
51,290.369 

$2s,701,740 
$17,758,725 
$3.295.048 
$ 3.324.970 
$266.374 
$452,268 
$900.452 

$1.887.500 
w1.408 
$562,042 
$832.954 

)roa6a*s 
520.460.180 
$18.440.320 
$ 1.864.870 

Of 124211 
S4848.570.180 
$22.299.532 
s2.381,590 
$1.668.71 1 
$3,375.488 
5867.028 

$1,598,152 
$945,910 

93,400,884 
$840,062 

$4.764.535 
$1,706,141 

$216,068,704 

MWCOG HH Estimates 
2008 Dernan& 2020 Demand- A lwl wwl 

(W.ou.Jse) 
~S3.589.Ml) 
$2.085.102 
52,144,654 
($564.310) 
$3,677,313 
$5,775,742 

(S50.519.098) 
$3,020.313 

$49.500 

($10J31,122) 
cu.421.szw 
($8,4W1,41 1) 
$2.767.962 
$319.653 
5542.729 
($220.235) 

(22,50(1,3061 
$505.894 
s674.459 
$999,558 

$18,646,447 
$16.402.745 
(2114,173) 
$2.357.874 

$76,438 
(S13.595.363) 
$12,537,337 
(sz.ws.WJ4) 
5680,165 

(S8.961.7801 
s630.W 

$1.040.750 
($445,141) 
$4.081,113 
$1.008.088 
53.826.442 
$1.982.589 

IU3, l  lC,IJ7) 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 
d 

5 Washington D I Claritas Estimates 
2008 Am. HH 2008 Retail Sales 

I Retail Categories 2008 Expenditures ~xpenditures 

Major Comarbon Retallen $146.914.467 sum 
Depafiment Stores Exdudnp Leased Depa!iments-4521 82.322.986 $1.800 

Radii. Television. Elecaon~cs Slores-443112 $13.860.011 5423 
~wsehoki Appllanws ~tores-4431 11 $3.541.328 $108 
Computer and SoRware Stores-44312 54.806.780 $147 

Ofhce Supplies. Stationery Stores-45321 54.220.620 $129 
Home Furnishing Stores4422 $8.715.025 $266 

FumiWre Slorss-4421 $13.026.235 $397 
Home Canmrs-44411 $27.763.520 $847 

Sporting Gooda Stores-45111 $5.957.4 15 1182 
8ook Stores-451211 $2.700.539 8 2  

lnUm Comparison Retallerr $64,382,832 $1,963 
Clothlng ~torek4481 $39,259.607 $1.197 

Shoe Sbres-4482 $7.726.926 $236 
Jewwlry SLl)res-44831 56,177,341 $188 

Luggage and Lealher Goods Sbresd4832 $494.651 $15 
Camera and Photographic Equipment Stores44313 $921,041 $28 
Cosmetics, Beauty Supplies. Perlume Stores44612 $2.188.649 567 

Hobby. Toys L Games Sbres45112 $3.905.070 $119 
SswMersdlewoWiece Goods Stores45113 $794.081 $24 

Mwlcal Instrument and Supplies Stores4114 $1.155.034 135 
Fvamwrded Tapes. CDs. Record Stoms-45122 $1.760.432 $54 

Food i Eeveng. *,rro;no $2,773 
FulCSeNica Restaurants-7221 $45.409.213 H.385 

urnned SINica Eabng Placee7222 $41.469.345 $1.265 
&inking Places Alcoholic Beverages-7224 54.062.212 $124 

hlghborhood R.bU.n UZO,M8,8U $6,724 
Supermarket. G r o w  -4451 1 $120.534.565 $3.676 

Phannxies and Cmg Sbms4611 553.897.501 01.644 
Convenience Storetd4512 35.831.557 $178 
Specialty Foad Sbree-4452 54.191.752 $128 

Beer, Wlne and Liquor Stores4453 $7.757.799 $237 
Optical Goods Sbres-44613 11,760,361 $54 

Other Health and Personal Care Slores-44619 $3,929,034 $120 
Palnt 8nd Wallpaper Slores-44412 $1.623.806 $50 

Hardware Stores-44413 56.21 1.353 $189 
FIorl~k+4531 $1.624.035 $50 

Other M~scsllaneaus Store Retailers4539 59.946.7W $303 
Gin. Novelty and Souvenir Smres-45322 S3200,415 $98 

TOTALS $622,718,943 116,941 

SOURCE: RCLCO; IexpresslClafitas. Inc.; M O G .  Round 7.1 Cwperative Forewsts 

RCLCO 

Estimates 

S1~64,146 
$239.1 13 

51.183.834 
$0 

$320.214 
$817.030 

56.011.613 
$3.377.575 

SO 
5104.766 . So 

$14,066,593 
$7.048.581 
$5.878.232 

$0 
SO 
50 

$427.613 
So 
So 

5418,501 
$282,386 

$26,271,632 
$1 1.856.261 
$14.421.351 

50 

$126,748,602 
565.060.163 
S36.19i.156 

$958,430 
$2,672,442 
$16,154,480 

$768.872 
$1.926.S95 

So 
$1.462.915 
5180.051 
$336.697 
$16.801 

$178,156,672 

2008 Demanb 
Supply Gap 

$134,860,511 
562.083.873 
512,676,177 
$3.541.526 
$4.486.566 
$3.403.590 
$2.703.412 
59.648.660 
$27.763.520 
$5.852.649 
$2.700.539 

160,327,639 
$32.21 1.026 
$1.848.694 
8.177.341 
5494.651 
6921,041 

$1.761.036 
$3.905,070 
$794.081 
$736.533 

$1,478,068 

$64,6U,lM 
$33.552.932 
527,047,994 
$4.062.212 

$S*760,282 
$55.474.402 
$17,706,345 
$4.873.127 
51,519,310 
(9.396.681 1 
$971.489 

$2.002.439 
$1,623,806 
$4.748.438 
$1,443.984 
$9.610.009 
53.183.614 

$344,611,271 

MWCOG HH Estimates 
M08 Demand- 

Supply Gap 2020 Expenditures 

$1 4 1 . 0 Q C ~  $170,168,846 
$64,716,441 $72,186,564 
$13.261.634 $16.053.572 
$3.690.914 54,101.796 
54.689.606 $5.567.527 
$3,581,872 54,888,598 
$3,071,541 $10.094.313 
$10,198,898 515,087,838 
$28.936.271 $32.1 57,527 
$6.104.295 S6.900.268 
$2.814.612 53,127,941 

$63~7,116 $74,677412 
533.869.380 545.473.048 
$2.175.085 $8.949.832 
$8,438,276 $7.155.001 
$515,545 $572.937 
$959.946 $l,C66.810 

$1.853.486 $2.535.037 
$4.070.023 $4.523.108 
5827.624 1919.757 
$785.322 $1.337.836 

si.552.4a8 u.039.048 

$68,5wS42 $106,333,666 
$35,471,050 552,595,924 
$28,799,689 $48,032,511 
$4.233.803 $4,705,120 

Slc*or4.736 $2661107,829 
80,565,869 1139.611.026 
$19.983,014 562427.615 
$5.1 19,456 56.754.491 
51 -696.373 $6,855,162 
(S8.068.986) 8.985.591 
$1.045.848 $2,038,865 
$2.168.404 $4.550.864 
$1,692,397 $1,380.798 
$5.010.810 $7.194.396 
$1,512,584 $1.881.064 

$10.030.165 $1 1.520.926 
$3,318,802 53.706.950 

$366,892,479 $606,478,741 

2020 Demand- 
W P b U  I 
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Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEMAND-SUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

SEPTEMBER 2008 

MWCOG HH Estimates 

2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 h a n d -  
Retal Categories 2008 Expendhum Expenditures EstLnates SpPhl - 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Mapf tompariron R~hllan S123.602,nl $6.380 $12c,ns,ln 0 2 . 7 7 ~ l  $147,~1,~1s $ z o , s ~ ~ , ~ ) z  SlSS,88ZOS3 $73,316,~ 
Dsparhnmt Slores Exduding Leased Deparlrnenls-4521 $45.828.53 $2.362 $26.388.776 $19,439,777 $54,801.299 $28.212.523 $73,994,853 $47.606.177 

Radio. Television. Ekdmnlcs Slores443112 $11.513.317 $593 $5.509.442 56.003.875 $ 13.717.258 58,207,816 $18,589.445 S13,080,WJ 
HOUIBW AppE~n~ws Stom~-443111 52,875,793 $148 5589.1 12 S2.286.Mll $3.426,293 52,837,181 54.643266 $4.054.154 
Compumrand SoRwan, Sbrea-44312 54.249.630 $219 39,527,603 ($5,277,973) 55.063.1 17 56.861.468 (S?.W,135) (U.4M.4d6) 

OIliw ~upplks. stationery stores-45321 54.569.531 $235 $2,446,919 $2.122.612 15,444,255 52.997.336 57.377.982 54.931.063 
Home Furnishing Sbres-4422 58.878.566 5458 $10.085.459 (5 1.2W.683) $10578.148 5492,689 $14,335,368 54,249.907 

Fumilure Slores-4421 S11.889.484 5613 $7.21 1.31 1 $4.678.173 $14,165,432 $6.954.121 S19.1S6.805 $1 1,985,494 
Home CenIers44411 $25.381.667 $1.308 551,275,370 (SZ5.893.703) $30,240,361 (521.035.WO) W,981.334 (S10.294.036) 

Sporting Goods Stores41 11 $5.415.450 Y79 $1.754.183 $3.661.267 $6.452.104 $4.697.921 $8,743,806 $6989,823 
Book Slores-451211 $3.200.580 $165 $1 1.787.952 ($8.587.372) $3.813.252 (57.974.700) $5.167.666 (56,620,284) 

hUn Comparison Rehlbn S48,436b67 UOc S&WS,~W SSJS7,OOQ sn,701,13 $l8,668,96G $78,206,862 $3S,l6836 
Clothing Slores4l81 $27.634.049 $ 1.424 $28.400.576 ( ~ m ~ 5 2 7 )  532,923,906 54,523,330 S4444,618.039 $16.217.463 

Shoe StorSs-4482 54.61 1.751 $238 $1.938.650 $2.673,101 55.494.557 $3,555.907 $7.446.150 55,507,500 
Jeweky Stores-44831 $7.369.880 $380 $2.737.436 54,832,524 58,780.757 $6,043,321 $1 1,899,565 $9.162.129 

Luggage and Leather Goo& Sbrer-44832 5514.523 $27 $882,193 ($347,670) 5613.016 ($249.1771 $830.751 (531.442) 
Camera and Photographic Equipment Stwss.44313 5750.498 539 $1,109,158 ($958,659) 5894,164 (M14,B04) $1.21 1.758 (5497.400) 
Gosinern. Beauty Supples. Perfume Stores-44612 $1.489.694 $77 5855.231 5634.463 $1.774.859 $919.628 $2.405.265 $1.550.034 

~obby. Toys a -0s Sbreb45112 $3.039.199 $157 5220,642 $2.818.557 $3.620.979 $3.400.337 $4.907.102 $4.686.460 
Ssw/NesdhrWPiecs Go& Storss-45113 $704,428 $36 $1.264.668 (1560.241) 5839273 ($425.395) $1.137.372 ($12-7.296) 

M w W  Insbumart and Supplles Stomb45114 $966.672 $50 $ 1.051.013 (W.341) $1,151.718 $100.705 $1.560.792 ~ 5 0 9 . n ~  
Prerecorded T w .  CDs. Recurd SLmer-45122 51,355,792 $70 SO $1,355,792 51,615,325 $1,615.325 $2.189.067 $2.189.067 

~ o o d  L Bevmnp. m,m,m SSLI~ sm,71l , ta  1~~7s.1~s.076) ssi,ssz,s~7 @rrf i i~ , r i ib  S124,1~,641 (tlb,U*z(t) 
FulCSsivice Rea(prwllls-7221 538.815.930 $2.WO $82.160.880 (U3.344.950) 546.246.282 (S3S,Sf4,SM) $62,672,345 ~610 ,~ .53SJ  

Limited Sewice Eating Placea7222 $33.551.142 $1,729 $155.964.928 (5122,419,786) $39,973,681 fil 15.~1.24n 554.171.789 DiO1,71)3).12U) 
Drinking Places Alcoholic Bnnnges-7224 54.509.71 1 $232 S15.586.050 ($1 1.076.339) $5,372,984 ~$10.213.OW) $7,281,396 ($8.304.654) 

Neighbofhoad Rebikn ~ 1 4 6 ~ S  $7,4S3 $207,14S,6l2 IS81.741 ,t43) H73,238,044 OUI.I,?W $234,j113~ $27-,624,U2 
Supennarka. Gmcery -4451 1 $71.952.087 $3.708 582.181.254 ($10,229,167) 585.725.539 13,544,285 $116.174.108 $33,992,854 

Pharmacies and Drug Stores4461 1 536.725.405 H.892 581.922.998 (S45.197.593) 543,755,578 (5S9.167.420) 559,298,976 ($22,626.022) 
Convenience Stom4512 $3.702.MJ4 $191 $1,042,001 $2.660.683 54.41 1.472 $3.368.471 $5,978,367 54.836.366 
Specialty Food Sbre64452 $2,377,912 $123 53,716,223 (Sl.W,311) $2,833,105 6 B a f 1 Q  53.839.386 $123,163 

Beer, W e  and Liqoor Stores4453 56,358,507 $328 $13.815.684 (rr,mtistt 57,575,686 (Sa.Em.P7a) S10.266.469 t~.%s,l@s) 
Optical Goods Stores44813 $1.422.934 $73 $3.347.678 -1 ,$24.744) S 1.685.320 (81 ,Mt?.WJ) $2.297.475 f i r . r n . ~ )  

Other Health and Personal Care Sbns-44619 $2.595.927 $134 $2.236.174 $359.753 $3.092.853 5856.679 $4,191,393 $1.955.219 
Paint and Wallpaper Stores-44412 $1.576.614 581 $702.874 5873.740 $1,878,418 $1.175.544 $2.545.607 51.842.733 

Hardware Stores-44413 $5.445.147 $281 $9.143219 (s3.sos.o~~) 56.487.486 (12.655.733) 58.791.755 1~351.464) 
Fbriats-4531 51.438.757 $74 5871.079 $567.678 51.714.172 f843.093 $2,323,022 $1.451.943 

Other Miscellaneous Store Rellers-4539 58.360.471 $431 $5,761.864 $2.598.607 $9.960.877 54.199.013 613,498,848 57,736,984 
a. Nowlly and S m n i r  Sloreb45322 $3.446.424 $178 $2,405,784 $1.042.640 54.108.540 51.702.755 55.557.838 53.162.054 

TOTALS 534,620,190 $20,330 $626,474,364 IW136JST41 5470,042,063 ($1-1) $WS,W4,73S $10,620,376 

SOURCE: RCLCO; lexpress/Cbritm. Inc.: MWCOG. Round 7.1 Cooperative Forecasts 
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Exhibit 22A 

RETAIL EXPENDITURES SUMMARY, 2008 (MWCOG HOUSEHOLD DATA) 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 
-- - 

Retail Categories City of Alexandria 

Major Comparison Rot8llon $632626.044 
DepaWnt Stores Excluding Leased Deparrmenla-4521 $1 99,795.877 

Radio. Television. Eledmnics Storer-443112 W.768.717 
Home Fumlshing Stom6-4422 $38,456,919 

Home Cenlers-44411 5102,632,244 
8wk Storss-451211 $14,303,253 

Mt. 
VernonlBraddodc 

Clystal Cltyl 
Pentagon City 

Western 
& M a  Arlington County Old Townl Carlyle Cc4umbia Pike 

$123,039,433 
f48.401.846 
$1 1.735.827 
$8.175.793 
522.926.810 
s3,0&(.303 

$62164419 
$30,832,760 

$79,390,067 
$39.957.369 
$35.101.053 
54.331.626 

$164,479,326 
581.182.034 
135,940,642 

Food 6 Bwnge 
FulCService RestawanIs-7221 

Limited Sewice EaUng Places-7222 
Drinking Places Akohdic Beverages7224 

klghbomood Retalbn 
SUpWffIPrkef Gmcery -44511 

Phannades and Drug Slores-44611 

I Far Western BaWs Route 11 Hybla SE Mshlnglon Soulhem 
Retail Categories Alexandria Crossmads Franconia Huntington Valley Oxon Hill DC 

Majvr Comparison Rchikn $ll4,OQI,MO 03,126,867 
Department Stoms Exduding Leased DaparIinenls-4521 544,683,288 $32,049,278 

Radio. Television. Eleumnics Stores4431 12 510,839,682 $7,631.957 
Home Furnishing Storawl422 $7.720.554 $5,758,751 

Home Centers4l411 520,957,297 $16.572.552 
Bwk S~s-451211 32,953,242 52.035.740 

InUru  Comparison Retailan 
Clothing Stores4481 

Food 6 Bevanga 
Full-Service RestauranEs-7221 

Limited Servlcs Eating Places-7222 
Drinking Places Akohdic Beverages-7224 

Neighborhood Reb i kn  
Supermarket, Gmcecy -4451 1 

Pharmacies and D N ~  Stores44611 

TOTALS 

SOURCE: RCLCO; lexpretslClaritas. Inc.; MWOG. Round 7.1 Cooperative Forecasts 

expend-08 
04-121 72.00 
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Exhibit 22B 

RETAIL EXPENDITURES SUMMARY, 2020 (MWCOG HOUSEHOLD DATA) 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

Mt. 
Retail Categories City of Alexandria Mington County VernonlBraddock 

Major Conparkon Retallen $608,764,136 $954,627,710 $103,993,660 
Department Stores Exduding Leased Departments4521 $227.645.584 $356,992,283 $38.816.331 

Radio. Tekwsion, Electmnics Stores-443112 556,741,339 $88,622,405 $9,510,394 
Home Furnishing Stores4422 $43.817.459 $69.574.651 $7.637398 

Home Canters-4441 1 $118,938,235 $182,813,171 $20.978.129 
Book Stores-451211 $16,296,995 526,901,356 $2,582,469 

lrrl ine Cornparkon Retallen 
Clothing Stores4481 

Clystal City/ 
Pentagon City 

$197,606,479 
971,474,961 
$17,890,261 
$1 5.35i.ns 
$39,846,962 
$5,390,710 

Western 
Old Tavnl Carlyle Alexandria 

$197.906.479 S172,934046 
$71,474,961 $65.701.589 
$17,690,261 $16,388,941 
$15,351,778 $12,022,761 
539,846,962 $33,230,680 
55,390,710 $4,602,907 

Shirlingtonl 
Faillington Columbia Pike RosstyniBallston 

$174,309,216 $142,976,073 $324,439,607 
$63.796.659 556.244.618 S123.086.132 
$15,851,925 $13,637,437 $31,713,850 
$12.800.603 $9,500,554 $22,930,139 
$35,985,160 526,641,746 $55.754.881 
$4.753.978 $3,584,087 59,873,373 

Fwd Bewnge $177,447,076 $686,616,026 $61,160,797 $116,343,722 $116,343,722 S l l l 7 9 6 7  $104,991,637 $92,264,002 $2l6,660,176 
Full-Service Restaurants7221 $190,635,534 5286,299,723 $30,864,677 958,930,320 $58.930.320 $56,388,867 $53,061,743 $46,431,867 $109.504,178 

Limited SeNice Eating Places7222 $164.543.654 $255,453,811 $28.745.699 $50.107.990 S50.107,840 $49,015,840 $45,643,034 540,788837 $94,017,624 
Drinking Places AlcohoUc Beverages7224 $22,267,888 534,762,492 53,550,422 57.305.41 1 $7.305.411 1,392,035 56,286,760 $5,033,499 $73,038,373 

Ndghborhood Reb l kn  $576,003,346 $1,036,267,837 $112,765,787 $198,333,341 
Supermarket. Gmcery -4451 1 $339,427.757 $520,739,878 557,540,229 $95,663,596 

Phannades and Drug Slores-4461 I $160.128.027 $243.434362 $25.735.556 $47.584.01 1 

TOTALS S1,908,639.983 52,972,338,983 $320,698,226 $691,672,941 191,672,941 $669,e01,846 $636,430,263 $476,380,489 $1,034,038,617 

I Far Western Bailey's Route I /  Hybla SE Washington Southern 
Retail Categories Alexandria Crossroads Franwnia Huntington Valley Oxon HiU DC 

Major Comprrlwn Reh l kn  
Departmenl Slores Exduding Leased Deparbnenls4521 

Radio, Television, Electmnicll Stores4431 12 
Home Furnishing Stores4422 

Home Cenlers-44411 
Book Stores45121 1 

Food L Beverage $74,622,403 $66,098,967 
FulCSewiw ResIauranIs-7221 S37.560.051 $28,221,609 

Limited Sewice Eating Plac.8~-7222 $32,980,545 $24,850,251 
Drinking Places Alcoholic Beverages-7224 $4.071.807 $3.027.107 

Neighborhood Rl t r ikm SIU,391,682 $113,339,639 
Supermarket. Gmwry -4451 1 $75,148,363 $58,937,395 

Pharmacies and D N ~  Stores44611 533,959,383 526,963.428 

TOTALS 

SOURCE: RCLCO; IexpresslClaritas, Inc.; MWCOG, Round 7.1 Cooperative Forecasts 
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Exhibit 23A 

HOUSEHOLD RETAIL DEMANDSUPPLY GAP ANALYSIS SUMMARY, 2008 (MWCOG HOUSEHOLD DATA) 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

I Mt. Crystal City1 Western 
Retail Categories City of Alexandria Arlington County VernonlBraddock Pentagon City OM Town1 Carlyle Alexandria 

MaJor Comparison Rotallen (~~3~.7~r7.419) ~m3.666.966 (~70,002.0n) [ S Z Z ~ , ~ ~ , M S )  (s~o~.w.u~) [s158,~0,ma) 
Department Stores Exduding Leased De~artmenh-4521 (sm.~)~,123) (s22.zu.6~)  n75.m.624) (S204.578.671) 520.451.691 (567.862.294) 

R e .  Television. Elsamnics Stored431 12 ($9,683,278) $7.440.332 (S1.238.527) (540.186.759) (SS.821.374) ($11.546.316) 
Home Furnishing Stores4422 ($76,674,054) 1126.540.560) $343.772 (512,421,871) (560,979,393) ($24.111.754) 

Home Centers44411 $18,778,243 6157,937,293 $19,545,942 517,730,783 517,640,455 (542,234,681) 
Book Stores451211 (t60B.745) 54,742,810 (t5.fJms5(11) (YISI.1s.l ($1,510.190) $2,583,181 

lnUm Cornparkon Refailerr $23,247,679 ($1- (S7-,787) S I R )  iSl4#M,ur) $14,658,163 
Cloihing Smres-4481 $583.717 n l ~ . i m ~ . ~  ~ 7 . ~ 1 . 7 2 0 )  1 (~~.I.KI.z~ $16.545.635 

F O O ~  a ~ c ~ m p e  f (slt#ml 0 ~slm,w~or) ~ ~ r . ~ 4 . 7 r r )  ~,000,706 
FuLSeNice Restaurants-7221 06)222.42S) (W,ZTl,mSJ S t 7  (SI1.m.m l W . 7 1 1 )  $19.932.260 

Limited Se~ice Eating Places-7222 540.364.701 $3.979.537 S.210,957 ($20,050,771 ($10.337.434) 522,496,169 
Drinking Places Alcoholic Beverages7224 $19,543,679 $17,Q67.267 S3,M8,033 51,490.823 55.553.424 $5.572.276 

Nei~hborhood Rehihn Sl&ssS,63 t W l S W 4 7 l  tsiVU,7IW (Ub3UW) lWS1141q 129,802531 
Suparmarkel Grocery -44511 ( ~ 5 . ~ 6 1 , 1 4 ~ )  ( m . ¶ t ~ . 5 ~ 4 )  (ur,m.~nll (u.r#.ata) t s e . ~ ~ . ~ )  $24.106.776 

Pharmacies and Drug Storas-44611 $23,666,270 t51.523.590 516,482,163 53.582.44 @ . m l . ~ l )  (~.811.2a2) 

Shirlingtonl 
Faitlington Columbia Pike RosslynlBallston 

$135,S04.642 sw.ns,ar S ~ ~ , ~ ~ , Z O O  
552.448.613 $30,492,208 536.705.222 
59,089,221 58.097.621 $18.093.232 
$1 1.054.61 1 17,779,233 ($39,503,771) 
$34.466.149 $22.926.810 546.170.953 
$2.272.433 13,084,303 (13,193,535) 

S6,889,167 $37,540,766 $16,004,200 
$31.031.936 519.708.790 (5855.853) 

1waY.m r r s . ~ 5 , ~ 3  (W1,I Wlm 
(Ua.OO7.W) 522.049.215 (Sll,W.W3) 
$18.161.885 519,174,653 (J)0.100.117) 
$6,021,382 54,331,626 5889.003 

$17,Sl6,313 $51,250,356 ($78,9Z4,9n) 
(S27.584.685) $32,720,187 (Oa.OW.718) 
$29,215,648 $7.622.723 $7.657.977 

I Far Western Bailey's Route 11 Hybla SE Washiigton Southern TOTAL OF 
Retail Calegaies Alexandria Crossroads Francania Huntington v*Y Omn Hill DC Downtown DC MARKET AREAS 

W o r  Conplri.on Ratailsn 17,912383 lSM,8M.342) 
Department Stores Exduding Leased Deparbnents-4521 $11,643,385 58,481,151 

Radlo. Television, Elecbonlw Stores4431 I 2  (57,280,544) (531,093,182) 
Home Furnishing Sbres-4422 (sa.908.727) (sa.ol7.o7s) 

Home Cenlers44411 $20.957.297 $18,572,552 
Book Sloms-451211 $1.010.072 (S 12,817.825) 

ldn Comparison Refailen 
Cbthing Sbres-4481 

Food L Bewnge 
FulCService RestauranEs-7221 

Limited Service Eating Places7222 
Drinking Places Alcoholic Beveragar7224 

Nelghbohwd Rat.llen 
Supermarket. Gmcary -4451 1 

Pharmacies and Drug Stores4611 

TOTALS 

SOURCE: RCLCO; lexpress/Claritas. Inc.; MWOG. Round 7.1 Cooperative Forecasts 

l W 1 u C l r )  
(SIOl,bU,7s4) 
(Sjs,sor.aar) 
[St l S . ~ . 2 s l )  
$17,853,094 
@14,0l0,338) 

(Su1,mmv) 
n m , w . m 2 )  

1SWI.UU71) 
(s~m.zu.+w) 
nm.zio,osz) 
540.1 16.831 
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Exhibit 238 

HOUSEHOLD RETAIL DEMAND-SUPPLY GAP ANALYSIS SUMMARY, 2020 (MWCOG HOUSEHOLD DATA) 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

Mt. Crystal CHyl Western Shirlingtonl 
Retail Categories City of Alexandria ArlinNn County VemonlBraddock Penlagon City Old Town1 Carlyle Alexandria FairBng(on Cdumbia Pike RosslynlBallston 

Major Comprkon Mi*n 
Department Stons ExciwSng L e a  Deparbnenis-4521 

Radio. Telelevirion. Eledmnks Stoms-443112 
Home Furnishing Stoms4422 

Home Cenlen-44411 
Book Stoms451211 

lnlku Cornparkon Retalkn 
Clothing Stares4481 

Food a Beverage 
FulCSeNim Restaurants-7221 

Umited S m i m  Ealimg Places-7222 
Dtinking Places Alcoholic Beverages-7224 

NebhboWood Retalbn 
Supermarket. Gmwry 4451 1 

Pharmacies and D N ~  Smres-4461 1 

I Far Western Bailey's Route I1 Hybls SE Washington Southern 
Retail Categories Alexandria Crossmads Fmnconia Huntington valb Oxon Hill DC 

llrjor Cornprison RahI*n $11,663,641 ($1~,17S,675) 
Stores Excluding Leased Depamentr-4521 $13,066,528 H1.838.705 
, T ~ s i o n .  Ehctmnics Stoma443112 (M.035.2~) (S30,293.641) 

Home Furnishing Stores-4422 (S3.062.831) (58,414,084) 
Home CmersdM11 521.624.m $18,308.729 
Book Stcreb451211 $1.104.131 (Si2.604.657) 

Radio, 

InUn Comparison Rata(*n 
Clothing S t o r e ~ l  

~ o o d  L Bevengs ~4~,8~8,767 [ ~ , 8 m , ~ l j  
FulCService Restauranb7221 528,997,885 ( ~ . l m . m )  

Limited Service Eating Places7222 516.787.075 W1.828 
Drinkin0 Places Akohollc Beverages7224 54,071,807 $3.027.107 

N e m o o d  Rehllen 
Supermarket Gmmw 4451 1 

PhatmeiCies and D N ~  Sbanr-44611 

TOTALS 

SOURCE: RCLCO; lexpmsslClaritas. Inc.: MWOG. Rwnd 7.1 Coopetalive Forecasts 
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Exhibit 24 

EMPLOYMENT DATA FOR SELECT ZIP CODE MARKET AREAS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

Place1 Office Employment 21 Total 11 
Office Office 

Occupied Employees, Employees, 2005 2008 2010 2020 2008 - % Office 
Zip Code Office 2008 2020 Employees Employees Employees Employees Employment 

Alexandria 

Arlington 

Mount VemonlBraddock 

Crystal CityIPentagon City 

Old Town/Carlyle 

Western Alexandria 

ShirlingtonlFairlington 

Columbia Pike 

Rosslyn-Ballston 

Far Western Alexandria 

Bailey's Crossroads 

Franconia 

Huntington 

Route 11 Hy bla Valley 

Oxon Hill 

SE Washington, DC 

Southern Downtown DC 

11 RCLCO used best fit TAZ districts to match zip code market areas; in areas where an especially substantial part of a TAZ district extended outside of a market area, 
and assumed adjustment to households was made based upon the likely share of the TAZ district area that was outside the zip code area. 

2/ Assuming 250 SF per employee for 2008 office occupied space; 2020 oftice employment assumes similar % of office to non-office employment. 
SOURCE: RCLCO; Costar.; MWCOG, Round 7.1 Cooperative Forecasts 
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Exhibit 25 

DISTRIBUTION OF RETAIL EXPENDITURES PER EMPLOYEE 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

RESTAURANTS OTHER OTHER 

AND CONVENIENCE APPAREL & COMPARISON 
Retail Categories BARS GOODS ACCESSORIES GOODS TOTALS 

Expenditures per Office Employee 11 $1.886 
% of Employment Spending From Outside of Market Areas 21 

Net Expenditures per Office Employee $1,132 
% of Expendlures Spent by Non-Office Workers 31 

Net Expenditures per Non-Office Employee $566 

Total Office Total Non Office 

Major Comparison Retailers 
Department Stores Excluding Leased Departments-4521 

Radio, Television, Electronics Stores4431 12 
Home Furnishing Stores4422 

Home Centers4441 1 
Book Stores-45121 1 

In-Line Comparison Retailers 
Clothing Stores-4481 

Food 8 Beverage 
FulkSe~ce Restaurants-7221 

Limited Service Eating Places-7222 
Drinking Places Alcoholic Beverages-7224 

Neighborhood Retailers 
Supermarket. Grocery -4451 1 

Pharmacies and Drug Stores4461 I 

TOTALS 

11 Office worker weekly expenditures from ICSC 2003 "Office Worker Retail Spending Patterns" 
21To avoi double counting of household expenditures in identified market areas; Based upon US Census data, which shows roughly 60% of persons work 25 minutes or more awa) 
31 RCLCO judgment, based upon expectation that non-office workers will generally have lower incomes. 
SOURCE: RCLCO; IexpresslClaritas. Inc.; MWCOG, Round 7.1 Cooperative Forecasts 
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Exhibit 26A 

RETAIL DEMAND FROM EMPLOYEES, 2008 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

I Mt. Crystal City1 Western Shidingtonl 
Retail Cateaories City of Atexandria Arlington County VernonlBraddock Pentagon City Old Town1 Cariyle A l m d r i a  FairlEngton Columbia Pike RosslynlBallston 

W o r  Cornporkon Retallan ~ 7 4 4 , 3 8 9  SII~,MOAW S7.,614,158 S37.864.084 $41.013.424 SE,112,167 t7 ,~10.8~ S6,118,706 S66,236,073 
Department Stores Excluding Leased Depamnentr-4521 ~34.Z4.212 $65.280.254 H.425.904 $20.707.682 522.370.959 54.424.819 54.096.854 $3.337.476 $38.128.222 

Radio. Television. Electronics Stores-443112 8.704.035 S10.880.042 $237.851 $3,451.280 $3,728,483 5737.470 $662.809 $556.246 $6.021.370 
Home Furnishing Stoms-4422 52.852.018 $5,440.021 5118.825 $1,725,840 $1,864,247 $368.735 $341,405 $278.123 $3,010,685 

Home Centers-44411 $2.852.018 $5,440.021 $1 18.825 H ,725.640 $1,864.247 5368,735 $341.405 $278.123 $3.010.885 
Bonk Storss451211 $5.704.035 $10.880.042 $237.651 $3.451.280 $3.728.493 $737,470 S582.809 $556,246 $6,021,370 

In-Lim Comparison Reh lbn  
clothing Sloros4481 

Food 6 B.uuwg. 
FurService Re.?aurants-Nl 

Limited Sewice Eating Places7222 
Drinking Places Alcoholic Beverages-7224 

Neighbadwod Retallan 
Supennarkel. Grocsq -4451 1 

Pharmacies and D ~ y l  Stores-4461 1 

TOTALS s~2su1,8~6 4 H2t192515 S137fiS889 $1912?7'907 $37.83605 S3S,031,072 $1,537,840 $308,922,474 

Far Western Bailey's Route 11 Hybla SE Washington Southern 
Retail Categories Alexandria Crossroads Huntington valley Oxon Hill DC Franconia 

Major Comparison Rolallars H0,287,069 
Department Stores Exdudlng based D a p a ~ e n ~ 2 1  $5.611.129 

Radio. Television, Uecbonics Slores-443112 $935.188 
Home Furnishing Stores4422 5467.594 

Home Centers4441 1 5467.594 
Book Stores-451211 $935,188 

~ o o d  L Beverage 
FubService Reslaurant&7221 

Umited Service Eating Places-7222 
Drinking Places Alcohdic Beverages7224 

Neighborhood Retailan 
Supermarket. Grocery -4451 1 

Pharmacies and Drug Stores4461 1 

TOTALS 

SOURCE: RCLCO; u f i i g  data in previous exhibiis. 
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Exhibit 26B 

RETAIL DEMAND FROM EMPLOYEES, 2020 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

I Mt. Crystal City1 Western Shirlingtonl 
Retail Categories City of Alexandria Arlington County Vernon/Braddodc Pentagon Ci Old T O W  Carlyle Alexandria Fairlingion Columbia Pike Rosslyfiallston 

Major Complriron Retailen 573,037,671 H39.687.412 52,428,761 )41,366,667 US.S)9,021 WO,O66,36a 57,616,094 58,776,807 $79,137,271 
Depamnenl Stores Exduding Leased Departments4521 139.838.733 $76.193.134 $1.324.774 $22.563.091 $25.417.648 $5.479.826 $4.262.779 S4.786.804 543.165.784 

Radio. Television. Electronics Slores-443112 66.639.789 $12,698,856 $220.796 $3.760.51 5 $4,236,275 $913,304 $710.463 $797.801 $7,194,297 
Home Furnishing Stores-4422 $3.319.894 $6.349.428 $110.398 $1,880,258 $2.1 18.137 $456.652 $355.232 5398.900 13,597,149 

Home Centers-44411 53.319.894 66,349,428 $1 10.398 51,880,258 $2.1 18.137 $456.652 $355.232 $308.900 $3.597.149 
Book Stores-451211 66,639,789 512.698.856 $220.796 53,760,515 54,236,275 5913.304 $710,463 5797,801 $7,194,297 

InUna Compadson Retailen 
Cbming Stores-4481 

Food 6 Bewnge 
FuiCSeNice Restauranls-7221 

Limited Service Eating Places-7222 
Drinking Pbces Alcoholic Beverages7224 

Neighborhood Retaikn 
Supermarket. Gmcsty -4451 1 

Pharmacies and Dmg Stores4461 1 

TOTALS 5340,660,038 56H,606,506 511,327,776 Sl92,930,77l 5217,339,306 SQB,666,4M $36,469,847 t(O,93O,MO 5369,098,736 

I Far Westem Bailefs Route 11 Hybla SE Washington Southern 
Retail Categories Alexandria Crossroads Franwnia Huntington Valley Oxon Hill DC 

Major Cornpariron R.tribn 513,227,596 
Department Stores Exdudlng Leased DepartmenWZl $7,214,961 

Radio. Television. Elecbonics Slores443112 $1 .M2.480 
Home Furnishing Slores-4422 5601.245 

Home Genie-I 1 5601.245 
Book Slores-451211 $1.202.490 

I d n e  Comparison Retaibn 
Clothing Slores-4481 

Food 6 Bevmgs 521,436,699 
FuFSeMce Restaurantr-7221 59.646.065 

Limited SeMce Eating Places-7222 $9.646.065 
Drinking Places Alcoholic Beverages-7224 $2.143.570 

kighborhood Retalbn 516,207.4W 
Supermarkel. Grocery -4451 1 $6.482.992 

Pharmacies and Dwg Stores-4461 1 12.431.122 

TOTALS 

SOURCE: RCLCO: utilizing data in previous exhibits. 
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Exhibit 27A 

TOTAL RETAIL DEMAND, 2008 11 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

Mt. Crystal City/ Western Shirlingtonl 
Retail Categories City of Alexandria Arlington County VernonIBraddock Pentagon City Old Town1 Carlyle Alexandria Fairlington Columbi Pike Rosslyn/BaUston 

Major Comparison Retallen 
Department Stores Excluding Leased Departments-4521 

Radio. Television. Electronics Stores-443112 

$664,796,377 $1,038,860,372 S109,468,930 $164,062,515 $210,603,866 $174,766,700 $191,908.362 $142,073,953 $368,396,924 
$257.422.098 $411.065.207 $41.351.447 $70.021.846 $84,375,237 (667.870.416 $71.720.570 956.913.254 $151.852.248 
$61.054.127 $ 96,187.695 $10,008,642 $15.901.881 $19.061.134 $16.527.037 $17.452.149 $13.521.281 $35.51 1.998 

Home Furnishing Stores-4422 545.439.830 $72,102,209 57.958.501 $10.481.063 814,887,789 $1 1.934.575 $13.861.833 $9.299.307 $24.199.198 
Home Centers44411 $116,032,688 5179.715.046 $21,631,244 $21,402,065 $35.370.600 832,271,430 $38,288,309 525,525,426 W.099.802 
Book Stores451211 $22,008.017 $37,532,945 $2,908,195 17,551,149 $8,609.041 $5,225.075 $5.759.723 $4.004.604 $15,617,327 

l W n e  Comparison R a t a L n  $2%,219,971 $481,128,721 $46,103,768 S86.334,IU $102,962,819 S76,037,910 $80,028,771 $62,909,697 $184,386,708 
Clothing stores-4481 $163.134.233 $263,305,584 $26,498,426 $44.846.551 $53.878.088 542.416.383 $45.167.473 536.363.519 $97.788.325 

Food 6 Beverage SH9,641,901 $840,766,963 (73,466,042 5164,068,468 S186.887870 $132,726,420 $136,277,716 $107.166,909 $344,006,709 
FulCServlce Restaurants-7221 $255.683.816 5411.909.946 136,796,682 578,847,907 $89.647.947 (666.087.547 m7.559.049 $53,303,339 $166,779,518 

Limited Service Eating Places-7222 $228.203.994 $369.564.466 $32,191.355 $72.394.61 7 $81.600.081 558,374,597 $59,032,391 $47,475,737 $151.390.107 
Drinking Places Alcoholic Beverages-7224 $35,654.091 $59.312.550 $4,478,005 512,815.943 $14,639.842 $8.264.276 $8.686.276 (66.387.833 $25,837,083 

Nalghborhood Retailers $703,692,067 S1,096.804,533 $113,674,062 $182,493,399 $211.073,676 $197,665,880 $197,308,280 $170,076,381 $394,814,976 
Supermarket. Grocery -4451 1 $345.087.784 $533.965.981 557,637,835 585,483,369 $97.464.096 $99.190.895 $97.145.575 $88.389.972 $188.349.713 

Pharmacies and Drug Stores-44611 $159,673.872 $243.921.514 $25.681.996 $40.270.508 $45,895.953 W6.268.915 $45.442.853 $38,918,486 585.601.813 

TOTALS S2,174,260,316 $3,466,670,589 $342,702,792 $695,938,626 $710,628,030 $680,176,921 $604,123,129 $482Z%,S40 $1,29I,M1,216 

Far Western Bailefs Route 11 Hybla SE Wshington Southern 
Retail Categories Alexandria Crossroads Franconia Huntington Valley Oxon Hill DC 

Major Comparkon Retailers $136,726,381 S104,830.403 5131,868,482 $103,793,336 $134424,626 $84,414,110 $179,763,296 $278.376.187 $2,516,444,872 
Department Stores Exdudlng Leased Departments-4521 $55,323,856 $42.557.106 $47,007,173 $39.854.316 $50.088.183 $33,410,856 $77.631.678 $123.401.528 $1.013.389.716 

Radio. Television. Electronics Stores4431 12 $12,952.665 $9,612,303 $1 1.047.262 $9,973,966 H1.717.281 $7.597.081 $16,920.109 525.645.665 $233,450,455 
Home Furnishing Stores-4422 S9.GU6.963 $6.941.001 $10.173.565 $7.341.440 $9.776.082 55.568.651 $10.506.517 $16.914.305 $168.850.792 

Home Centers.44411 $23.567.380 $18.838.382 $30.866.304 118.083.540 $29.436.486 $17.949.335 $32,344,946 538,542,739 $438.217.988 
Book Stores-451211 $4.277.273 $3.456.464 $3.367.090 $3.060,825 $3.401.524 $1.786.878 $4.126.168 $14.751.261 587,902,595 

I n l i n e  Cornprison Retailers 
Clolhing Stores-4481 

Food 6 Bowraga 
FuU-Senrice Restaurants-7221 

Limited Servlce Eating Places-7222 
Drinking Places Alcoholic Beverages-7224 

Nelghbohood Retallan 
Suparmarket. Grocery -4451 1 

Pharmacies and Drug Stores44611 

1IAssumes a range of % additional demand on top of household and ofice demand: Major Comparison Retailers. 10%: In-Line Comparison Retailers. 10%; Food and Beverage. 20%; Nalghborhood Retailers. 5%. 
SOURCE: RCLCO: utilizing dala in previous exhibits. 
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Exhibit 278 

TOTAL RETAIL DEMAND, 2020 11 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

I Mt Crystal Cilyl Wstern 
Retail Categories City of Alexandria Arlington County Vemon/Braddodc Pentagon City Old Townl Carlyle Atexadria 

WJor Comparls011 R e h b n  $747,770,996 Sl,iDS,746.634 $117,064,663 SZC3,199,360 $ZC8,966,060 $201,279,132 
Department Stores M u d i w  Leased edartmm154521 $294,232,749 5476,503.959 $44.155.215 $103.441.857 $106,581.870 578.299.557 

Radio. Telsvision. Electmnlar Slores-443112 $69.719.241 $1 11,453.386 $10,704,308 $23.815.854 $24,359,189 $19,032,470 
Home Fumlshing Stores-4422 $51.851 .WlO $83,516,486 $8.522,79S 518,955,239 $19,218,907 $13,727,354 

Home CentuwM411 5132,283,942 5208,078,858 $23,197,380 545,899,941 546.161.609 $37.056.043 
BaoL S10n)s-451211 $25,230,462 $43.560.233 $3,083,591 $10,066,348 $10.589.683 56.067.833 

l d m  Comparicon Rehibn $338,902,877 SM7,S48,821 $49,142,666 $124,117,440 $1!&3,827,460 96,743,719 
Clothing Stoms4481 5186,492,563 $305,240,151 S28.289.261 565,840.830 567,934,172 $48,952,729 

Food 6 Eiovenqe $646,389,383 W84,176,624 $71,606,381 $201,716,891 $211,046,913 $140,686,124 
FuMeNiCe Restaurants-7221 $268.288.007 $437,983,283 535.899.425 $98,005,811 $102,203,871 570,086,672 

Limited SeNica Eating Placas7W $239.586.939 $393,052,789 531,368,550 $88,301,248 $92,499,308 81,876,343 
Drinking Places Almholic Bevemges-7224 537.514.437 563.139.541 $4,338,415 $15,409,832 116,342,735 $8.822.1 10 

~eigt~bomood Rehlbn SM~,W,IW s iasaan,ws $ i n , ~ . s o o  sz?s,sm,sm sm,s74,ow s~,szv ,oaa 
Supsfmarkel. Grocery 4451 1 $412,747,368 5648.123,601 $64.603.666 $127.531.445 $130,352.906 1119.600.872 

Pharmactes and Dmg Stores4l6ll $190.907.143 $296.018.949 S28.800.141 560.705.471 81,763,519 555.752.893 

TOTALS 

Shirlingtont 
Fairlington 

$200,33c,744 
574.865.382 
518,218,627 
$14.471.418 
$39,974,431 
56,010.885 

$83,631,698 
$47.1 47.387 

$12S&lW 
$64,636,982 
$56.476.403 
8.308.561 

sns,rn;ru 
$106,242,424 
$49.699.527 

Columbia Pike Rosslyn/BaYslon 

$166,827,068 LU3,934,466 
567,134,560 $182.877.107 
515.878.761 $42.798.742 
$10.889.400 $29.180.016 
$29.744.71 1 565,287,233 
$4.020.054 $18.774.43 

S74WZSJ6 S 2 2 1 S ~ 6 6 6  
542,821,929 $117.748.106 

Sl17.123.232 $379,~ ,960  
$58.1 14.777 $183.936.450 
551.907.224 5166,901,241 
$7.101.231 $28.449.289 

$209,289.607 tOZJJ0.784 
$108.501.267 S237.820.759 
547,714.935 $108.121.857 

I Far Western Baikfs Route 11 Hybla SE Wshhgton Southem TOTAL OF 
Retail Categories Alexandria C~ssmads Fmconia Huntington Vdley Oxon HM DC 

mjor Comparhon R e h b n  n u , u r . o i z  $ll6,180,3s6 
Deparlment Stores Excluding Leased LkviImenEti4521 $58,653.509 S46,670,573 

Radio. Television. Elecbonics Stores443112 $13.626.470 $10.561.824 
Home Fumishlng Store~442Z $9.424465 $7,639.414 

~ o m e  Centers4411 524.448625 PO.7a3.190 
Book S(orBs-451211 $4.674.771 $3.761.085 

hc~ins comp.ricon Retaibn 
Cbhing Stores-4481 

Food 6 Bewng. S106,663,913 $84,664,178 
FuLServim Restauran&7221 551.926.727 $41,369,161 

Limited Service Ealing Plac%~-7222 546,900.270 $37.660.667 
Drinking Placer Akohdic Beverages7224 56.836.915 $5.624.349 

Neighbohood Rehibn 
Supermarhot Gmwry -44511 

Phannadss and Drug Stores-44611 

TOTALS -2 ,866N S3W7326n S423,6$1,726 S388,802,266 $ 6 1 3 4 7 2  $337,364184 $727,8001 $1,306,620,$37 

I 1  Aswmes a rango of % addilional demand on top of household and o h  demand: Major Cornparisan Retailers. 10%: In-line Comparison Retailers. 10%: Food and Beverage. 20%: Neighborhood Retailers. 5%. 
SOURCE: RCLCO: uliliiing data in previous exhibii. 
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Exhibit 28 

RETAIL SALES SUMMARY, 2008 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

. OCTOBER 2008 

Mt. Ctystal Cii l  Western Shirlingtonl 
Retail Categories City of Alexandria Arlington County VernonlBraddock Pentagon City OM Town1 Carlyle Alaxandria Fairlington Columbia Pike Rosslyn/Bdlston 

Major Comparbon Rohikn $768,282,494 SSBl,l73,W7 Sl66,8%,010 U40,316,461 $ 1 6 ,  $507,666,747 S31,M6,606 $28,279,946 $194,132,112 
Departmenl Stores Exduding Leased RepamenW21 s296.is8.0~) 5330.659.896 $1 11,968,845 $247,527,212 W3.882.111 $124,937,854 18.655.051 517,909,638 $65.223.146 

Radii. Talevision. Uecaonics SlomsM3112 159.482.995 $69.122.985 $10.098,641 551,191.734 523.521.184 525,835,425 56.093.560 53,838,206 S8.169.032 
Home Furnishing Stores-4422 $1 15.130.973 $88,648,002 $6.772.404 P0.224.476 S72.64S.MO S34.592.632 S 1.205.651 5396,560 $58.492.357 

Hame Cenmd4411 $83.854.001 SO SO SO S12.650.390 $71,203,611 SO SO SO 
Book Storeti451211 S14.911.998 S16,498.008 56.206,724 $4,069.559 S5.628.197 51,429,418 52,280,869 $0 $1 1.369.735 

lnUm Compahon Retalbn 
Clolhing Slores4481 

Food 6 Bewnge 
FulCSe~ce Reslauranb7221 

Limited Service Eating Places-7222 
Drinking Places Alcoholic Beverages-7224 

Nelghbomood Reb lbn  
Supnnarket, Gmcary 4451 1 

Pharmacies and Drug Stores44611 

TOTALS 

I Far Western Bailey's Route 11 ktybla SE Washington Southern 
Retail Categories Aleuvldria Crossroads Franmnia HunUngton Valley Oxon Hill DC 

Major Cornparkan Relalbn 
Department Stores Exduding h a &  Departments-4521 

Radb. Tabvision. Elecbonicr Smres-443112 
Home Fumlshing Sloms-4422 

Home CenlewU4ll 
Book Stores-45121 1 

ld lm Comparbon Roh ibn  
Clothing Slores-4481 

Food 6 B.wrap 
FuYSeW Reslauranb7221 

Limited Senriat Eating Places7222 
Drinking Places Alcoholic Beverages7224 

Neighbohood Retallen 
Supefmarltet. Grocery 4 5 1 1  

Pharmacies end Drug Stors?cMG11 

TOTALS 

SOURCE RCLCO; IexpresslCbriIas. Inc. 
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TOTAL RETAIL DEMANDSUPPLY GAP ANALYSIS, 2008 11 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

I Mt. Crystal Cii l  Western Shidnglonl 
Retail Categories City of Alsmdria Arlington County Vemon/Braddock Pentagon City Old Torml Carlyle Alexandria Fairlington Columbia Pike Rosslyn/Balkrton 

Y./ar Camparkon Ratalbn (5113.486.1171 5447,677366 1S67.437.110) ($176,262,856) ($41.096.279) ($132,901,047) $lWC11,76# $113,7S4,01 $174,263,812 
De~ament t ~ ~ s  ex dud in^ L e d  D~P--521 ($38,775,902) 580.40521 1 (S70.615.498) ($177,505,366) 550.493.126 ($57.067.438) $83,065,519 $39,003.616 588.639.102 

Radio. Tcllevision, Elecbonii Slams-443112 $1,571,132 527.064.710 ($90,999) (535,289,853) (54,460,050) (S9.308.388) $11,358,589 $0,883,075 $27,342,866 
Home FUmi6hing Stoms-4422 ($69,691,143) (514,545,793) $1.186.097 ($9.743.413) ($57.761.711) ($22,658,057) $12.858.182 $8,902,747 (534.293.1 59) 

Home Csntus44411 $32,178,687 $179,715,045 521,631,244 521.402.085 522,720,210 ($38,932,181) $38.200.309 825,525,426 $54,090,802 
Book Stores-451211 57,088,019 H9,034,939 (53,298,529) 53,481,590 $2,980,844 $3,795,657 $3,478,854 54,004,804 $4,247,592 

Food 6 8.venga S 1 8 S 0  S306,W,S71 
FuSServig Restaurants-7221 $19.147.824 $106,656,944 

Limiled Sewice Eathg Plaws-7222 $124,154,984 5152,850,476 
Drinking Fiaces Alcohotlc Bs~ragea-7224 535.864.lWI 548,347.533 

klphbomood- siu,zza,ons rascs,ni 
Supermarket Gmmy -4451 1 522.123.788 910,769,018 

Phanaciw and Drug Stomti4461 1 542.801.859 585,135,507 

Sloes- 
- - - - -  - -- 

Far Western W S  Route I 1  Hybla SE Washington Southern 
Retail Ca&gwbs Alexandria Cmssmeds Franconia Huntington v* Oxon Hill DC 

Major Cmnpadson R.tP[hrs $1,63S,lU ($13,186,806) $ 1 0 7 , 1 1 6  W&2,331 (H24.105,980) (144,271,4211) $ 1 6 7 , 1 6 1  $161,7&60 S?n,404,430 
Department Sloms Excluding Leased Depa1trnsnEb4521 $2~~283,955 $18,888,979 540,054.607 ($7,852,671) ($12,650,229) ($3.717.878) 977.392.565 $97,012,752 $165,525,143 

Radii. Te-leWcm, aeclmnlcd Slams443112 ($5,167,841) ($29.1 12.836) $1 1,047,282 $8,421,200 5172,676 ($3,870,668) $15,736275 00.136.224 514.788.632 
Home Fumlshing Stores4422 (S2.022.318) (57,833,725) 55,015,457 55,953,485 5314,013 $3,371,435 54,494.904 $6.828.846 ($85,589,276) 

Home Centsrs44411 $23,587,380 518,838,382 SX1.866.304 $18,083,540 ($131,474,073) ($51,950,666) 532,344,846 ($12,732,631) 572,278,057 
Book S ~ s - 4 5 1 2 1 1  52,334,103 ($1 1,397,201) $3,251,771 $1,473,040 $1,349.019 5287.915 $4,126,168 52,963,339 523.084.734 

kcUne Conppr*on R & l h  s46648,zlO ($58,130,619) $26,676,411 S9ZS.180 SZ&,OW;IW I$10,496,2ll) t)1,0#,211 Sll0,44S,#W Sl47,6M,#l3 
Clothing Stores-44el 526,869,n3 ($47,433,422) $7,341.490 5162.647 517,828,591 (55.728.185) $42.081.556 S0.042.453 ($75,542.320) 

Food 6 Bowrag S82.02%144 $3,677,616 1 8 8  $13,438,627 $4,2W,3S2 $26,7Sl,S03 $107,92(180 t)1,4#1,680 S880,948,221 
FulCSe~ice Restau-7221 544.120.882 (S15.102,843) 110,524,750 $18.160.837 (811.359.677) 519,618,169 $53,950,864 $65,716.088 5233,218,535 

timiled Sewim Eating Plams-7222 $31,165,423 513,025,347 524,754,329 (58,918,641) $10,457,949 13,101,282 $46,458,245 ($1 5.615.102) $311.375.914 
Drlnking Plaws Alcoholic Bwvarapes-7224 58,735,838 $5,655,011 54.919.175 54,197,433 55,152,121 53,072,452 57,083,752 $1 1,380,733 $116,350,772 

~elghbomood rtea~en ws,nlsw (see.sss,an~ w, iza ,w8 ~ ~ 4 2 1 , 1 9 3  ~~68,922,8411 (~8,061,2731 s i ~ ~ ~ , n s  $110,~72,362 w z n , m m s  
Supermarket Gmccry 44511 $29,058,697 (5117,214,127) $8,018,601 537,995,063 (583,058,825) (S18,990.541) 572,148,281 $62,157,841 fzs.OQ4.712 

Flmnades and Cmg Stores461 1 521.004.531 $10,203,251 521,175.190 54,491,888 $9,401,225 524.779.643 ((515,606,912) $177,369.317 $2.924.482 

TOTALS S202.W96n 11227,606,786) SP7,OlS,OU $ 7  (S166.1'17.~79) (S38,036,009) $473,0U,S27 $443,H3,131 $1,528,7#6,239 

11 Assumes s rango of % additional demand on top of household and otllce demand: Major Comparison Retailers. 10%; Irktine Comparison R d m ,  lo%; Food and Bewmge. 20%; Neighborhood RetaWerr, 5%. 
SOURCE: RCLCO; utAidng data in previous exhibits. 
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Exhibit 298 

J TOTAL RETAIL DEMANDSUPPLY GAP ANALYSIS, 2020 11 
CI OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AR 

OCTOBER 2008 

Mt. Crystal City1 Westem Shirlingtonl 
Retail Categories City of Alexaqdria Arlington County VemonlBraddock Pentagon Ci Old Townl Carlyle Alexandria Fa i r l imn  Columbia Pike Ross)yn/Balston 

Major Cornparkon Retdbn nrrrri.rd~ s6 izns.sn ~mmi,aq nn,i ta,ni)  t i 7 , ~ . i 0 6  s1~9.zs0.13~ ~ 3 8 . ~ 7 . 1 2 ~  m.802.w 

Department Stores Exduding Leased Departments-4521 8 i 1  ( t i u . ~ . 3 ~  ~ ~ ~ 6 9 9 . 7 ~ 9  
Radio. Television. Electronics Stores4431 12 1604,667 (W7,375,110) 5818,005 $34.629.710 

Home Furnishing Stores4422 (S63.27W ) (S3.131.518) Sl.750.392 (Sl.ZW.23J) W3.432,593) (SZO,E35.271) $13.265.767 110.492.840 (SZ9.312.341) 
Home Cen(ers-44411 $48,429,947 $208,078858. $23,197,380 545,898,941 5 1 1 2 1 9  (S34.147.5SE) $39,974,431 $29,744.711 565.287.233 
Book Storea-451211 S25.062.227 (S3.123.1331 $5,996,789 54,961,486 $3,730,016 S4.8M.OSQ S7.404.703 

hl im Conporiron Rotaibn $ 1 7 ,  ($-8,SS2) $33,886,996 $ :  $72,812,718 1.9,968,6€C? Sl26.47lJl7 
Clolhinp Smreo-4481 561.588.57f (rPa.44s.831) trl2.261.343) [S242.632.39t, 1.727.831 $29.887894 $39,849.220 S31.797,SSO S52.079.256 

Food & Rewng. $204,804,381 $369,243,632 $6,178,763 116,668,418 $62659,077 $91,426,679 $22238,609 Wl8 .668  $168#28.066 
FulSenrica Reslaurants-7221 $31,752.01\ U32.nO.291 Pl0,819,lm) (S31,421.4%) (Sl.7w,Wj w.asl.lss (WBWl,mr) Ilo2W.Sm $61,371,437 

Limited S e ~ w  EaUng Places-7222 5135.537.92 5176,338,789 S12.659.750 $35,606,892 S38.070.806 530.921.445 535,980,824 $54.935.493 
Drinkii P h s  Alcohdic Beverages-7224 $3734.437 $50.174.541 51.338.415 S12.372.885 116.342.735 S7.101.231 S18.521.136 

NOlpMOmood Retalbn S261,881,7 WW,238,917 $9,163,227 S126,261,62S $88.207.689 $SO,027,724 Ssl,S84,467 $106,060,638 W26,662,288 
Supamarka Gmmry -4451 1 $89,783.3€7 $124,926,638 (S25,730.354) $62.033587 $50,881,114 $53,216,053 (SlO,lW,625I SS0.039.420 525.812.402 

Phamacies and Owg Storeti44611 S74,035.13p Sl37.232.942 $21,303,728 S32.892.628 519,569,447 56.366.949 1 $37,016,730 $19.396.416 546,427,937 

TOTALS 
I I 

I Far Weste Bailefs Route 11 Hybla I SE Washington Southern 
Retail Cate~ories Alazandri Crossroads Franconia Huntington VdeY Omn Hill DC 

I 

Major Cornparkon ~sbibm.  IWU~@LT~) ~117f l .ni  ~ 3 7 4 . 1 9 8  l l n ~ l 7 . 2 1 g  1~,711,17r) ~ ~ 3 1 . 4 6 ~  $2zz,9a4.1~ ~ 7 6 7 , 7 ~ , 1 ~ ~  
Dspofbnbnant StorSs E x d ~ d i ~  Leased Depamnents-4521 $25,613. $23.102.448 513.885.061 ($4,001,333) (S1.994.089) $3.331.043 $86,367.780 $125.739.633 $348.287.784 

Radio. Television. Electmnlcs Stores443112 (128,163,315) $11,920,281 S7.370.049 52,672,632 517.675.374 $26.727.941 $57.649.002 

Home Furnishing Slors8-4422 ($7 135.312) 8.791.528 56.644.841 52,405.708 ) S5.692.270 H1.577.940 ($51 482.520) 
Home Centerti4441 1 $24.448.62 $20,783,180 533,153,464 $35.973.419 0301 .A061 SI63.B01203 $19,764,632 (S125,1M,[1BB) 
Boak S(Ores451211 $2.731.601 ($1 t ,082.5a)) 53.569.945 51.784.838 S2.062.220 (%;?!j?' $4,641,014 $5,685,477 S38.517.303 

Food 6 Rewrap. 
FulCSe~ce Restaurants-7221 

Limited Senriu, EaUng Places7222 
Dmking Places Alcohdic Be~lrages-7224 

Mighborhwd Rehikrr 
Supermarket. Gmcery -44511 

Phmades and Drug Stom94461 1 

TOTALS $229.922.1 ISU.1S. IUI  S26b421.612 $124,866,746 (S7I.3UJUI S20.MS.610 $64B,471,669 $679,046,473 

lIA6sumes a nnge 01 % additha1 demand on top of household and d f h  demand: Major Comparison Retailers, 10%; In-Une Comparimn Retailers. 10%: Food and Beverage. 209'4 Neighbohcd Retailers. 5%. 
SOURCE: RCLCO: utilizing data in pfwious exhibits. I gap 20 

04-12172.00 
Printed: 1013012008 RCLCO Page 54 of 61 



Exhibit 30A 

SUBJECT SITE CAPTURE RATE ANALYSIS, 2020 I/ 
TARGET MARKET AREAS 

OCTOBER 2008 

Mt. Crystal C i i l  Western Shirlingtonl 
Retail Categabs VernonlBraddock Pentagon City Old Town1 Carfyle Alexandria F a i r l i m n  Columbia Pike RosslynlBsllston 

Major Canp.rbon R.hllen 
Oepacbnent Stores Excluding Leased Depariments-4521 50.0% 40.0% 30.0% 15.0% 10.0% 7.5% 10.0% 

Radii. TehWon. Electronics Stores443112 40.0% 25.0% 20.0% 20.0% 10.0% 5.0% 7.5% 
Home Furnishing Stores-4422 75.0% 50.0% 66.0% 35.0% 20.0% 10.0% 10.0% 

Home Centem44411 0.0% 0.0% 0.0% 0.0% 0.09: 0.0% 0.0% 
Book Stoms451211 75.0% 60.0% 66.0% 35.0% 25.0% 15.0% 15.0% 

lnlln Compariron Reh lbn  
Clothing Slorec4481 20.0% 15.0% 10.02 10.0% 5.0% 2.5% 3.0% 

Remainder of InYne Comwison 30.0% 25.0% 20.0% 15.0% 10.0% . 5.070 3.0% 

Food a 8.wngn 
FuaServim Restaurantb7221 20.0% 10.0% 15.07. 7.5% 5.0% 2.5% 2.001. 

Limited Setvice Eating Placer-7222 25.0% 10.0% 15.0% 5.0% 3.0% 2.0% 1.0% 
Drinking Places AldwIic Bewages7224 20.0% 10.0% 15.0% 7.5% 3.0% 2.0% 1 .O% 

Ndphborhood Rehlbn 
Supermarket. Omcary 44511 25.0% 15.0% 5.0% 2.0% 3.0% 2.0% 1.0% 

Phannadss and l h g  Stores-44611 20.0% 5.0% 3.0% 1.0% 1.0% 1.0% 0.0% 
Remainder of Neighborhood Rerail 25.0% 15.0% 5.0% 2.0% 3.0% 1 .O% 1 .O% 

Far W e r n  ~ailefr  Route I 1  Hybla SE Washington Southern 
Retail Categoiies Alexandria Cmssroads Franconis Huntington vaky Oxon Hill DC Downtown DC 

Major C o w r b o n  Retallen 
Depamnent Stores Exduding Leased Deparbnsnts4521 25% 1.0% 2.5% 5.0% 2.5% 12.5% 7.5% 5.0% 

Radio, Takision. Ekdronlcs Stores-443112 2.5% 1 .O% 2.5% 7.5% 7.5% 10.0% 10.0% 2.5% 
Home Funrishing Stome4422 5.0% 2.0% 5.0% 15.0% 15.0% 20.0% 20.070 10.0% 

Home Centers4l4ll 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 
Book Sloras-451211 5.0% 2.0% 5.0% 15.0% 15.0% 25.0% 10.0% 5.09: 

IIIUW Conpu*on Reh l lm  
Clothing stores-4481 2.0% 1 .O% 2.0% 3.0% 2.0% 10.0% 10.0% 2.0% 

Remainder of In-line Comparison 2.0% I .O% 2.0% 3.0% 2.0% 10.0% 10.0% 2.0% 

~ o o d  a B O W ~ ~ D  

FuCService Rsstau~~lltb727.1 2.0% 1 .O% 5.0% 10.0% 7.5% 7.5% 3.0% 2.0% 
Limited Setvice Eating Pkces-7222 1 .O% 0.0% 3.0% 5.0% 5.0% 5.0% 3.0% 1.0% 

Drinking Places Alcoholic Beverager-7224 1 .O% 0.0% 3.0% 5.0% 5.0% 7.5% 3.0% 1.0% 

Nalphbomood Reh lbn  
Supermarket, G m w  -44511 

Pharmacies and Drug Stoma4461 1 
Remainder of Neighborhood Retail 

I 1  Bassd upan RCLCOs analysis of current and future comps(itivs market 
SOURCE: RCLCO; utilizing data in previous exhlbi .  
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Exhibit 308 

CAPTURED SUBJECT SITE EXPENDITURES, 2020 
TARGET MARKET AREAS 

OCTOBER 2008 

Mt. Crystal City1 Western Shirlingtonl 
Retail Categories Supportable SF 11 TOTALS VernonlBraddock Pentagon CiIy Old Town1 Cariyle Alexandria Fairlington Columbia Pike Rosslyn/Ballston 

Major Comparlson Retallen 
Department Stores Excluding Leased Departments-4521 273,417 $164,050,471 $22.077.607 $41.376.743 $31.974.561 $1 1.744.934 $7,486,538 $5.035.092 518.287.71 1 

Radio. Television. Electronics Stores-443112 51,625 $30,975,137 $5.953.963 $4.867.838 53,806,494 $1.821.863 $793,938 8,209,906 $4.281.723 
Home Fumishlng Stoms-4422 ' 83,775 $60,264,967 $6.392.097 $9.477.620 $12.683.159 $4.804.574 $2.894.284 $1.088.940 12,918,002 

Home Centers4441 1 0 $0 SO $0 SO SO $0 50 SO 
Book Stores451211 43,364 $26,012,473 $2.312.693 $6.039.809 $6.989.191 $2.123.742 $1.502.721 $723,008 $2,816,166 

~ - U M  Comparlson Rstalkrs 
Clothing Stored481 

Remainder of In-line Comparison 

Food i3 Bavenge 
FuY-Service Restauranh-7Ul 

Limiled Service Eating Places-7222 
Drinklng Places Akohollc Bewrages-7224 

Neighborhood Retailers 
Supennatet. Gmcery -4451 1 

Pharmacies and Drug Stoms-44611 
Remainder of Neighbohod Retail 

- -  - -  

Far Western Bailey's Route 11 Hybla SE Washington Southern 
Retail Categories Alexandria Crossroads Franwnia Huntington Valley Oxon Hill DC Downtown DC 

Major Cornparkon R o t a b n  
Department Stoms Excluding Leased Depamnen(s-4521 11.4E6.338 $466.706 $1,270,941 (2,185,283 $1,518,609 $5,057.472 %,495.517 $7.606.420 

Radio. Teknrislon. Ekdronics Stores-4431 12 $340.662 $105,618 . $298.007 $819.211 H.066.293 $917.765 $1.885.921 805.935 
Home Furnishing Stores4422 $471 223 $152.788 $547.482 $1.204.919 $1,780,167 $1,342,597 $2.340.777 $2.166.340 

Home C e n I e ~ 1 1  $0 SO $0 $0 $0 SO $0 SO 
Book Stores-451211 $233.739 $75.222 $183.963 $505.908 $617.209 $551.330 W . 1 0 1  873.671 

I n l i n e  Comparison Retallers 
Clothing Stores-4481 

Remainder of In-Line Comparison 

Food & Bcvenge 
FulMervice Restaurants-7221 

Limited Service Eating Places7222 
Drinking Places Alcoholic Beverages-7224 

Neighborhood Retailers 
Supermarket, Grocery -2451 1 

Pharmades and Drug Slores-44611 
Remainder of Nelghbohood Retail 

11 Based upon sales per square foot thresholds: $6000 per SF for Major Comparison and Food and Beverage: $500 per SF for In-Line Comparison and Neighborhood Retail. 
SOURCE: RCLCO; utilizing data in previous exhibits. 
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Exhibit 30C 

PERCENT OF CAPTURED SUBJECT SITE EXPENDITURES BY MARKET AREA, 2020 
TARGET MARKET AREAS 

OCTOBER 2008 

Mt. Crystal City/ Western Shirlington/ 
Retail Categories VemonB'addock Pentagon City Old Town1 C a w  Alexandria Fairlington Columbia Pike RosdynlBalston 

Food L kWrsg0 

TOTAL RETAIL EXPENDllURES 16.6% 23.7% 1S.W 7.7% 6.0% 2.7% 73% 

I Far Wsstem B a w s  Route 11 HyMa SE Washington Southern 
Relail Categorks Alexandria Cmasmads Franmnia Huntington v w  Oxm HiI DC -town DC 

Maw Cornprison R e h b n  

l n U n C o ~ M o n R . t l U s n  

Food L 6avenp. 

TOTAL RElAL€XPENDrmRES 0.- 

SOURCE: RCLCO; ulUWng data In previous exhibits. 
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Exhibit 31A 

MAP OF TRADE AREA SUBMARKETS BY PERCENTAGE OF DEMAND, 2020 -ALL RETAIL 11 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

11 Does not include demand from households and workers on the site; this demand is incorporated in Exhibits 32 and 33. 
SOURCE: RCLCO 
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Exhibit 318 

MAP OF TRADE AREA SUBMARKETS BY PERCENTAGE OF DEMAND, 2020 - NEIGHBORHOOD RETAIL 11 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

11 Does not include demand from households and workers on the site; this demand is incorporated in Exhibits 32 and 33. 

SOURCE: RCLCO 
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I 
Exhibit 32 I 

S U ~ R Y  OF DEMAND FROM HOUSEHOLDS AND OFFICE ON SIT+ 

I POTOMAC YARD SITES 
OCTOBER 2008 I 

I I 

1 Households on the Site 1 Office Workers on the Site I 
I Retail Categories 

Expenditure Retail Captured Retail Captured 
s per HH Demand Capture Expenditures Capture Expenditures 

Households on Site 
Office Space on Site 

Office Workers on Site 

Major Comparison Retailers 1 
Department Stores Excluding Leased Departments4 21 $3209 $18,657,254 7 5 . ~ ~ h  $13,992,941 

Radio. Television, Electronics Stores-4431 12 $786 $4,511,216 75.0% $3,428.412 
Home Furnishing Stores4422 8 3 1  $3,671,048 75.0% $2,753,286 

Home Centws-44411 $1,734 $1 0,083,238 0.0% $0 
Book Stores-451211 $21 3 $1,241,276 75.0% $930,957 

In-Line Comparison Retailers 
Clothing Stores-4481 

Remainder of In-line Comparison 

Food & Beverage 
Full-Service Restaurants-7221 

Limited Service Eating Places-7222 

Drinking Places Alcoholic Beverages-7224 

Neighborhood Retailers 

Supermarket, Grocery -4451 1 

Pharmacies and Drug Stores-4461 1 

Remainder of Neighborhood Retail 

TOTALS 
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Exhibit 33 

SUMMARY OF DEMAND PROJECTIONS 
POTOMAC YARD SITES 

OCTOBER 2008 

Demand from HHs % from On- 
Demand from and Office Su~~ortabk Supportable 

Retail Categories S i e  Sales per SF SF - ~ s r k e t  SF - 0n5ite SF -Total 
Market Areas Workers on Site HHsMlorkers Areas HHsMlorkers 

Major Comparison Retailers 
Department Stores Excluding Leased Departments-4521 

Radii, Television. Electronics Stores-4431 12 

Home Furnishing Stores-4422 

Home Centers4l411 

Book Stores-45121 1 

9.3% 

11.1% 

5.6% 

' NIA 
5.1 'lo 

In-Line Comparison Retailers 
Clothing Stores481 

Remainder of In-Line Comparison 

Food 8 Beverage 
Fu l lSe~ce  Restaurants-7221 

Limited Service Eating Places-7222 

Drinking Places Alcoholic Beverages-7224 

Neighborhood Retailers 

Supermarket, Grocery -4451 1 

Pharmacies and Drug Stores-4461 1 

Remainder of Neighborhood Retail 

TOTALS 

RCLCO ...... M..L..Y.I- 
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