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Exhibit 6 

CLASS 
A& Gi. . VACANCY RATES, 2000 ~b PRESENT 

.I c m r r  ,D SUBMARKETS 
IGUST 2008 

-, 
r)-- I - Crystal City - Old Town Alexandria - Pentagon City - Rosslyn-Ballston Corridor I- - - - - - -- 

SOURCE: Costar 
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retail vacancy 
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Exhibit 7 

MAP OF COMPETITIVE RETAIL PROJECTS 
POTOMAC YARD STUDY AREA - - . - -  2,: -.,- a. L * I. ,>LC 

OCTOBER 2008 -. 

KEY SHOPPING CENTER NAME 

- 
SOURCE: Costar; NRB 2006 Shopping Center Directory; RCLCO 

comp map 
'2172.00 
30/2008 



Exhibit 8 

DETAIL OF COMPETITIVE RETAIL CENTERS IN SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SQUARE YEAR FIRST ... AP KEY S H C ) P P F N O C ~  FOOTAGE OPEVn NDE 

1 Ballston Common Mall Hecht's Department Store, Regal Cinemas 580,000 1986 Regional 

2 2900 Clarendon Gold's Gym 86,000 N/A Neighborhood 

3 Clarendon Market Commons Barnes & Noble, Container Store, Crate & Barrel, 400,000 2002 Regional 
Eastem Mountain Sports, Whole Foods Market 

4 Clarendon Center Undetermined 42,000+ Proposed Neighborhood 

iNTAGON ClTY AND CRYSTAL ClTY 

I P  KEY 3HOPP#JOI=P(TERS ~ R T U ( A N T S  FOOTAGE OPENED 

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

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

7 Pentagon Centre - . Best Buy, Borders Books & Music, Costco Wholesale, 337,429 1994 Regional 
?f3. . Linens 'N Things, Marshalls 

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

Best Buy, Hoyts Cinema, Shopper's Food Warehouse, 589,856 1997 9 Potomac Yard Center Sports Authority, Target, T.J. M m  Regional 

10 Summit Center T.G.I. Friday's, US Army Cop. of Engineers 1 14,000 1985 Communlty 

Alexandria Commons Shopping Giant Food, 
'I Center 146,473 1990 Community 

12 King Street Station Prims Gourmet 150,000 1995 Community 

RCLCO Page 8 of 61 

comp projects 
04-121 72.00 

Printed: 10/30/2008 



Exhibit 8 

DETAIL OF COMPETITIVE RETAIL CENTERS IN SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 - 
/ SHIRLINGTON AND FAIRLINGTON - 

QUARE LR FIRS' 
MAP KEY HOPPING CENTER! CHOR TENAN' IOTAGE PENED 

13 Shirley Park Shopping Center Giant Food, Rinaldi Bowling Alley, Rite Aid 156,619 NIA Community 

14 The Village at Shirlington Cineplex Odeon 1 944 Community 203,561 

15 Bradlee Shopping Center Giant Food, Health Club 179,307 NIA Community 

MAP K SHOPPING CENTERS ANCHOR TENANTS FOOTAGE OPENED TYPE 

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

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

18 Landmark Mall Hechfs Department Store, Lord & Taylor, Sears 969,989 1965 Regional 

19 Van Dorn Plaza CVS, Safeway 1 19,229 1979 Community 

20 Van Dorn Center Giant Food 75,000 NIA Neighborhood 

MAP KEY SHOPPING CENTERS ANCHOR TENANTS FOOTAGE OPENED TYPE 

Baileys Crossroads Shopping Best Buy, K&G Menswear, Office Depot, Petco, Pier 1 
21 center Imports, Trader Joe's 395,199 1994 Regional 

22 LeesburgPikePlaza No big box anchor tenant 97,888 1965 Neighborhood 

cornp projects 

print.( 
'2172.00 
jot2008 



Exhibit 8 

DETAIL OF COMPETITIVE RETAIL CENTERS IN SUBMARKETS - - -  - - - - - - -  . , .  
POTOMAC YARD STUDY AREA - . - - . - . - - . - - - .  4 t  i -- 7 

. . . .  
OCTOBER 2008 

4 I IONAI - LRBOR AND OXON HILL. MI 

SHOPPING CENTERS ANCHOR TENANTS FOOTAGE 'ENED 

23 Eastover Shopping Center Giant Food 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 -1988 - Regional 

26 National Harbor No big box anchor tenant 1,000,000 2008 Super Regional 

A P  K E Y  

rR FIRS 

L 1 vvarerrronr 1 IYIJ ~ommun~ry 

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

Square footage at National Harbor reflects total planned retail space. 
SOURCE: CoStarINRB 2006 Shopping Center Directory; RCLCO 
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comp projects 
04-12172.00 

Printed: 10/30/2008 



Exhibit 9 

LOCATION OF KEY RETAIL ANCHORS 
POTOMAC YARD SITE AND VICINITY 

OCTOBER 2008 

SOURCE: RCLCO 

Walmart 

Kohl's 

Bed Bath Beyond 

L o w  

Staples 

Office Depot 

Home Depot 

Target 

Best Buy 

Circuit City 

Barnes & Noble 

Kmart 

- - 

Linens 'n Things 

anchor map 
'2172.00 

~ " n t 4  30/2008 



--.- #. . - Exhibit 10 

SOURCE: RCLCO 

RCLCO I..--..L Page 12 of 61 

Whole F o d s  Market 

Trader Joe's 

Giant 

gmery map 
04-12172.00 

Printed: 10/30/2008 



Exhibit 11 

MAP OF WHOLE FOODS GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
whde foods 

'2172.00 
,nt& yyM08 



I . .  . -. , . 

SOURCE: RCLCO 

RCLCO 

Exhibit 12 

MAP OF TRADER JOES GROCERY STORES 
? L- ...,.. - I 

POTOMAC YARD STUDY AREA 
OCTOBER 2008 

Page 14 of 61 

trader joes 
04-12172.00 

Printed: 10/30M008 



Exhibit 13 

MAP OF HARRIS TEETER GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
hams teeter 
'?I 72.00 

P r i n t e g  012008 



Exhibit 14 

* MAP OF SAFRNAY GROCERY STORES 
8 '  S k . G  
' .. 

POTOMAC YARD STUDY AREA 
OCTOBER 2008 

RCLCO -OW.U-.= 

SOURCE: RCLCO 

Page 16 of 61 

safeway 
04-12172.00 

Printed: 1 013012008 



Exhibit 15 

MAP OF GIANT GROCERY STORES 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 
giant 

' 21 72.00 
3012008 





SOURCE: RCLCO 

Exhibit 17 

MAP OF FITNESS CENTERS , ' . - 
POTOMAC YARD STUDY AREA Y 

OCTOBER 2008 

c u r v e s  

w s c  
Sport & Health 

fitness centers 
'2172.00 

P"nt< JOI2008 



Exhibit 18 

MAP OF COMPETITIVE MOVIE THEATERS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 

RCLCO ....DIUU.W.m.... Page 20 of 61 

movie theaters 
04-1 21 72.00 

Printed: 10/30/2008 



Exhibit 19A 

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

OCTOBER 2008 

SOURCE: RCLCO 
zip codes 

. '2172.00 
3012008 



Exhibit 196 

MAP OF TRADE AREA SUBMARKETS 
POTOMAC YARD STUDY AREA 

OCTOBER 2008 

SOURCE: RCLCO 

RCLCO .O.mOYUUIUUI.. a Page 22 of 61 

submarkets 
04-12172.00 
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Exhibit 20 

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

OCTOBER 2008 

I flacd C l a m  Ettlmates Equivalent TAZ DlsMcts 11 
Up Code 2008 HHs 2013 HHs Avg. HH In&, 2008 2006 HHs 2010 HHs 2020 HHs X Change, 2008 X Change, 2013 

Alexandria 63.965 65,055 $104,888 66.337 70,319 78,306 7% 12% 
Arlington 88.506 89,575 $112,146 92.226 103.038 114,261 12% I Q% 

Mount VemonlBraddock 11.055 10.997 $1 13.536 11.131 11,363 12.096 2% 5% 
22301 4,643 4.422 $1 38.873 4.696 4,728 5.016 2% 9% 
22305 6.412 6.575 $95.193 6,435 6,635 7.080 2% 3% 

Crystal Ci~iPentagon City 
22202 11.281 11,826 

Old TownlCarlyle 
22314 

Western Alexandria 
22304 

Columbia Pike 
22204 

Far Western Alexandria 18.240 ' 18,392 $66,439 16.090 16.359 16,769 -11% -1 0% 
22312 10,020 10,010 $93.034 6.874 9,116 9.484 -1 0% -8% 
2231 1 8.220 8.382 $78,400 7,216 7.243 7,285 -12% -13% 

Bailey's Crossroads 
22041 

Franconia 
22310 10.414 

Huntington 
22303 

demos 
' 21 72.00 

Pin< MRW8 



Exhibit 20 

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

OCTOBER 2008 

Place1 Claritas Mimates Equhralent TAZ Dlstrlcts I 1  
Zip Code 2008 HHs 2013 HHs Avg. HH Inc., 2008 2005 HHs 2010 HHs 2020 HHs % Change, 2008 Y. Change, 2013 

Route 11 HvMa 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 -1 2% 0% 
22306 11,079 11,257 $81.019 10,567 11,422 13.103 0% 6% 

Oxon Hill 
20745 

SE Washington. DC 32.793 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 20,446 147.403 20,306 21,014 23,398 4% 6% 

Southern Downtown 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% 

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. 

SOURCE: RCLCO; IexpresslClaritas. Inc.; MWCOG, Round 7.1 Cooperetive Forecasts 

RCLCO 
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demos 
04-1 21 72.00 
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Exhibit 21 

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

OCTOBER 2008 

4lexandriz C l a m  Estimates 
2008 Avg. HH 2008 Raeil Sales 

Retail Categories 2008 Expenditures Expendires Estimates 

Major Camparison Retallem 
Department Stores Muding L e d  Depamnents4521 

Radii, Television, Electronics Stom-443112 
Household Appliances Stores443111 
Computer and Software S-12 

mca Supplies, statianery s-1 
Home Furnishing S W 2 2  

FwnitmStorer-4421 
Home Centers4441 1 

sporung Ooods stcw341 1 1 
Book Stores451211 

ln l ine Comparison Retallem 
c w i  Slaea4481 

Shoe s- 
JewelrySlons44871 

Luggage and Leather Goods Stores-44832 
Camera and Ptwtogaphii Equipment Staes-44313 
Cosmetics. Beauty Supplies, Perfume Stores44612 

Hobby. Toys & Games slwes-45112 
SevdNeedleworWPiece Goods Slores45113 

Musical Instrument and Supplii Stores451 14 
Prerecorded Tapes, CDS R d  stores45122 

Food a BevemJe 
FulCServica Restaurants-7221 

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

N e i g h b ~ r h ~ ~ d  Raail- 
supermsrke(. Grocery 4451 1 

Pharmadea and Drug Slores-44611 
c - m  Stores-44512 
Specialty Food Stores-4452 

Beer, Wne and Liquor Stcm4453 
Optical Ooods StoEs4l613 

O W  Health and Personal Care Stores4619 
Paint and Wallpaper Stores44412 

Hanfware Stow44413 
Florists4531 

Other Miscellaneous Store Retailem4539 
G#t, Novelty and Souvenir Stores4322 

TOTALS 

SOURCE: RCLCO; IexpresslClaritas. Inc.; MWCOG. RI 

$495,632880 $7,749 
$185,954,458 $2,907 
$46,349,702 $725 
$1 1,038,468 $173 
$1 7,360,2122 $271 
$19,227,608 $301 
535,792,708 S560 
$48,099,162 $752 
$95,522,108 $1,493 
$22,975,389 $359 
813,312,355 5208 

U02,8.55,lM $3,171 
$116,794,194 $1.826 
$19,473,258 5304 
530.601.207 $478 
52,168,467 $34 

53,127,300 549 
55,210,817 581 
$13,021,319 $204 
$2,861,587 545 
$4,036.727 563 
55,580,275 587 

$308,321,230 t 4 8 m  
S 155,722.447 $2,434 
$1 34,409,047 8.101 
$18,189,728 $284 

$552,199,755 a633 
$277,264,788 $4.335 
$130.802.100 52,045 
$14,616,563 $229 
$9,121,507 $143 
$24,645,130 5385 
55,665.042 $89 
59,093,737 $142 
55,984,756 $94 
$20.81 1.570 5325 
55,583,510 587 
533,9=.034 5531 
514,616,019 $229 

$1,559,009.016 $24,373 

wnd 7.1 Cooperative Forecasts 

2008 Dernand- 
Supply Gap 

-4) 
(tflQSacw) 
(rl*l=mN 
C#fsr,m 
(trr,eq,=) 
$14,9%0,611 

m 
Stl.w€I,lcn 
(W17.61q 
(rl.soCw 

s&1461w 
m+or,m1 
(M,W.1401) 
53,965.210 
51,248,467 
(52,315.888) 
$3,324,817 
59,247,317 
4131,587 
53,297,727 
(rtwm 

f@u=.nq 
m a n $ = )  

$30,360,037 
$1 8.189.736 

mawaa 
(m.~es.zao) 
$13,930,087 
($14,041,442) 
(s5,=8.494) 
59,642,130 
(w.m,=) 

(S776.260) 
$2,060,752 
$20,811,570 
($2.618.4W) 
$19,455,060 
s3228.019 

m-) 

M m O G  HH Estimates 
2008 Demand- 

Supply Gap 2020 Expenditures 

(W787,4W $606,7W,13@ 
(Smrat3?z3) S227.845.584 
(~,'=.m t56,741,339 
(n ,337m)  ~13,513,301 
(~15.1~~=32) 81,253,253 
$16,361,808 SZ3.538,452 
~~7~i.674.054) $43,817,459 
(t72.34$605) 558.8B3.029 
$18,778,243 $1 16.938.235 
51,292,542 $28.1 26,488 
(5604745) $1 6,298,995 

$ ~ 3 , ~ 4 7 , ~ ~  $248,335,425 
5583,717 $142,979,536 

($3,018,259) $23339,177 
56.262.994 537.462,MO 
$1,409,876 M654.639 
($2.082.919) 53,828,443 
53,712,681 58.379.086 
S10.216,552 $15,940,708 
92,344,588 ~3,503,157 
53,598,199 $4,941,764 
t220.150 56.806.893 

(oul+ay ~n.44'1.076 
(9a)=421) $190,635,534 
$40,364,701 $164,543,654 
519,543,679 $22,267,888 

$12838,483 5876,003,348 
($25,061,146) $339,427,757 
$23,666,270 $160,128,027 
($12,953,406) $17,893,607 
($4,989,540) $11,166,556 
$1 1,476,577 $30,170,586 
(528,166,284) 56,935,149 

(Ygg.373) 811.132.580 
52506,224 $7,326,541 
522.360.668 $25,477,539 
($2.202884) 56,835,337 
$21,985,462 $41.61 6,746 
$4,315,954 $17,692,941 

(5104@w457) $1,908,539,983 

expend 
'21 72.00 

P r i . 4  1012008 



Exhibit 21 

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

SEPTEMBER 2008 

Claritas Estimates MWCOG HH Estimates 
2008 Ava. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand I 

I Retail Categon-s 2008 Expenditures Expenditures 
Major Comparison Retailers $739,449,857 $8,355 

Department Stores Excluding L-ed Departments4521 $276,524,440 $3,124 
Radii. Television. Elecboni Stores-4431 12 $66,646,472 $776 

Household Appliances Stores-4431 11 a 6, I 60,502 $1 83 
Computer and Soflware Stores4312 $25,800.881 $292 

ORice Supplies, S t a t i i  Stores45321 528,867,495 $326 
Home Furnishing Stores422 553,892.1 77 $609 

Furniture Stores-4421 ~ i ~ 5 2 , 8 7 6  5816 
Home Centen-44411 5141,606,169 51.800 

Sporting Goods Stores451 11 $34.861 ,I 89 5394 
Book S t ~ 1 2 1 1  $20,837,656 8 3 5  

lnUne Comparison Retailers $304,367,355 W e  
Cbthing Stores4481 5175,597,298 $1,984 

Shoe Sto1es4l02 S29,109.109 $329 
Jewally Stoms4831 $46,668,876 $527 

Luggage and Leather Goods Stores44632 53,275,937 $37 
Camera arid Photographic Equipment S t d 3 1 3  $4.621.824 552 
Cosmetics. Beauty Supplii, Perfume Stores-44612 57,496,566 $85 

Hobby. Toys 8 Games Stores45112 51 9,237,534 $217 
SewNeedlewcwluPiaca Goods Stores-45113 54,229,689 548 

Musical Instrument and Supplies Slores-45114 56.01 5,025 S68 
Prerecorded Tapes. CDs, Record Stores45122 $8,115.497 592 

Food a Beverage 5454,312385 $5,133 
Fullservice Restaurants-7221 $229,512,286 $2.593 

Limited Service Eating Places-7222 5197,873,246 $2,236 
Drinking Places Alcoholic Beverages-7224 $26,926,853 $304 

Neighbornoad Retailers $804,229,336 $9,087 
Supennsrket. Grocery 4451 1 5403.362.509 $4.557 

Phanades and Drug Staes-44611 $188.563.041 $2,131 
Convenience Stores-44512 $21,137,116 $239 
Specialty Food Stom-4452 $1 3.291.982 $150 

Beer. Wine and Liquor Stwes4W $36,231,914 5409 
Optical Goods S t W 1 3  $8,327,159 $94 

Other Heallh and Personal Care S(ores-44619 SlqO73,WO $148 
Paint and Wallpaper Stores44412 59,072,879 $1 03 

Hardware Slores4W13 $30,739,624 $347 
Florists-4531 58,286,209 $94 

Other Miscellaneous Store Retailers4539 $50,134,096 $566 
Gift, Novelty and Souvenir Stores45322 522,009,007 5249 

TOTALS $2,305358,933 $26,014 

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

Wmates 

5591,173,007 
5330,659,996 
$69,l22,9E5 
55,656,002 
$17,008,002 
$19,710,001 
$86,648,002 
$27,269,009 

fO 
$16,601,004 
$1 8,498,006 

5526,302000 
$395,686,982 
555,328,035 
$46,927,012 

5807.998 
$1.549.006 
512,794,994 
56,783,002 
5829,998 

$2,534,003 
$3,061,000 

$534,931,992 
5305,253,002 
$216,713,940 
SlZ965.000 

$940,118,962 
5523,196,963 
$1 58,786,007 
561,015,984 
517,948,008 
t25,053,996 
$9,442.000 
$3,117,004 
57,650,006 
525,431,997 
58,477,989 
§30,158.007 
569,641.001 

$2,592,525,981 

2008 Expenditures 

$824,728,961 
5308,415,388 
$76,563,37 
$18.024.257 
528,776,439 
532,196,719 
$60,107,442 
580,585,639 
$1 57,937,233 
538,881,652 
$23,240,816 

5339,489,365 
5195,848,544 
$32,466,198 
552,051,094 
53,653,744 
55,154,849 
58,361,128 
$21,456,156 
$4,717,490 
56,708,724 
59,051,439 

1506,70722l 
5255,981,427 
$220,693,527 
530,032,267 

$886,979,315 
5449,881,409 
$21 0,309,597 
$23,574.81 3 
$1 4,824.91 7 
540,410,460 
$9,287,512 
514,581,572 
510,119,234 
$34,264,756 
59,241,839 
$55,915,950 
$24,547,257 

$%567,884,865 

2020 Expenditures 

s s q s n , n o  
$356,992,283 
588,822,405 
$20,863,163 
~33,308,886 
$37,267,856 
$69,574,651 
$93,278,262 
$182,813,171 
$45,005,698 
S%,901.356 

$39%937,409 
3226,695,624 
537,579,779 
$60,249,389 
$4,229.p6 
$5,966,762 
59,678,046 
$24,835,603 
$5,460,517 
37,765,381 
$10,477,084 

$586,516,026 
$296,299,723 
$255,453,811 
534,762,492 

$1,038,257,837 
$520,739,878 
$243,434,362 
$27,287,958 
$17,154,912 
$46,775,300 
$10,750,339 
516,878,239 
$11,713,062 
S39,684.769 
$1 0,697.473 
$64,722,979 
$28,413,567 

$2,972,338,983 

RCLCO --us.....- Page 26 of 61 

expend 
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Exhibit 21 

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

SEPTEMBER 2008 

~ n t  VernonlBraddoc rn Claritas Estimates MWCOG HH Estjmates 
- - -  - 

2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 
Retail Categories 2008 Expenditures Expenditures Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expendnures Supply Gap 

M4or Cornpariaon R d h m  
Department Stores Exdudii  Leased Departments-4521 

Radio. TeMsh, Elecbonii Stores-443112 
Household Appliances Slcms4l3111 
Compder and Sottware Slores-44312 

ORia, Supplies, S t a t i i  -1 
Home Fumiahii Sloms4XB 

Fmitue slores-4421 
Home CmtecA4411 

Spwring Goods Stores45111 
Book stores-451211 

In-Line Comparison Retallen 
Clothing Slores-4481 

Shoe Slo(ea4482 

Jewelry Stores-44831 
Lug- and Leather Goods Stms4l832 

Camera and Pholographii Equipment Stores-44313 
Cosmetics. Beauty Suppli i  P M e  StoreA4612 

Hobby, Toys 8 Games Stores45112 
SewNeedlewaklPi Gocds Stores451 13 

Musical Insttument and Supplii Stcms-45114 
Prerecorded Tapes, CDs, Record Stores4122 

Food 8 Beverage 
Fullservice Restaurants-7221 

Limited Service Eating Places-7222 
Drinkifig Places Alcoholic Bwwages-7224 

Neighborhood Retallen 
Supermarket Grocery 4 5 1  1 

Phafmades and D N ~  Stae444611 
Convenience Stores-44512 
Speciany Food Stores4452 

Bear, W e  and Liquor Stwes-4453 
Optical Goods Stores44613 

Other Health and Personal Care Stores44619 
Paint and Wallpaper Stores44412 

Hardware Stwes-44413 
Florists-4531 

Other Miscelhneow Store Retailers439 
GWt, Novelty and Souvenir Stores4322 

TOTALS 

SOURCE: RCLCO; IexpWClaritas, Inc; MWCOG, ROI ! Forecasts 

expend 
'21 72.00 
3012008 



Exhibit 21 

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

SEPTEMBER 2008 

I 
Claritas Estimates 

2008 Avg. HH 2008 Retail Sales 
,.,.ail Categories 2008 Expenditures Expenditures Estimates 

Major Comparison Retallen 
Department Stores Exduding Leased Departments-4521 

Radio. Television. Electronics Stwes-443112 
Household Appliances Store6-443111 
Computer and Soflware S-312 

Ofim Supplies, S t a t i i  Stored5321 
Home Fwnishing =3ms-l422 

Furniture Stores-4421 
Home Centm44411 

Sporting Goods Stores351 11 
Book S ~ l 2 1 1  

In-Line Comparison Retailers 
Clothing Storek4481 

Shoe Stoms482 
Jewelry Stores-44831 

Luggage and Leather Gccds Slores-44832 
Camera and Photographic Equipment Stores44313 
Cosmetics. Beauty Supplies. Perfume Stores-44612 

Hobby, Toys (L Games Stores451 12 
SewNeedleworWPiece Goods Stores451 13 

Musical Instrument and Supplies Stwes-45114 
Prerecorded Tapes. CDs, Reoord Stores-45122 

Food & Bewmge 
Full-Service Restauranls-7221 

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

Neighborhood Retailers 
Supermarket, Orocery 4 1  1 

Pharmacies end Drug Stores-4461 1 
Convenienca Stores44512 
Specialty Food Stores4452 

Beer, Wine and Liquor Stems4lS 
Optical Goods St0-13 

Other Health and Personal Care Stores44619 
Paint and Wallpaper Storeu14412 

Hardware Stores44413 
Flon'sls4531 

Other Miscellaneous Store Retailers4539 
Gft. Novelty and Souvenir Stcres45322 

TOTALS 

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

RCLCO --.-.. 

2008 Demand- 
Supply Gap 

15256AW6W 
($215,135,052) 
($42,891,687) 
$1.828.558 
sssf l85 
t- 

(sr4.=,sse) 
$744,794 

$13,372,709 
$1,084,385 
($1,495,143) 

($380,715,0361 
(5288,498,386) 
(W.179,202) 
(sn, 166,499) 

(U76,Om 
($243,587) 

($9,979,923) 
5521.557 
$507,937 
$215,331 
$381 ,81 3 

($128,447,692) 
(51 00,751,264) 
($28.074.289) 

$377,961 

wwa.ssr) 
($18,129,160) 
($4,149,339) 
(53,526,040) 
($3.553.170) 
$4,538,651 
($3,838,946) 
$436.519 
5840,619 

(51,494,682) 
$72,123 

$2,148,922 
(S25.0041@2) 

f=U@vm 

2008 Expenditures 

$111.174666 
542,948,541 
$1 1,004.975 
$2,424,472 
$4,227,387 
$4.731.407 
$7,802,588 

$11,377.109 
$1 7,730.783 
55.51 3,892 
$3,413,400 

$47,424,062 
526,964,470 
$4,338,295 
51.666.283 
5536.116 
5741,970 

$1,258,454 
$2,971,577 
$673.470 
$957.470 

$1,317,956 

$75,194586 
538,021,318 
BZ643.577 
54,527,670 

$127,285,980 
562,805,830 
531,375,277 
53,318,984 
$2,054,730 
56,017,766 
$1,350,308 
$2,181,366 
$1,114,571 
$4.21 1,703 
$1,280,349 
$7,997,685 
$3,577,412 

$361,077,173 

MWCOG HH Estimates 
2008 Demand- 

2020 Expenditures 

$142,797,930 
$55,165,161 
$14,135,316 
$3,114,108 
55.429.859 
Q.077.246 
$10,022,431 
$14,613,304 
522,774,265 
$7,082,307 
54,384,335 

580,911731 
534.634,456 
55,589,745 
$9,646,941 
5688.613 
$953,021 

$1,616,419 
53.816.836 
5865.037 

$1,229,820 
$1,692,646 

$96,580,928 
$48,836,400 
541,928,971 
55,815,556 

$163,492,201 
980,670,812 
540,299.906 
$4,263.061 
$2.639.193 
$7,729,507 
$1,734,400 
$2,801.851 
$1,431,608 
$5,409,713 
$1,644,541 
$10,272,609 
$4.594.999 

$463,784,792 

2020 Demand- 

(tlol.817.521) 
(5192,362,051) 
(U7,056.419 
$3,114,108 
$3,104,712 
$2,010,103 

($1 0,202,445) 
$6.m.384 
522,774,265 
$4,008,047 
$314.776 

(s335,swole) 
($274,198,766) 
($37,879,928) 
($19,101,535) 

58.193 
$149.834 

($9,312,641) 
$2,097,204 
5865,037 
$723,019 

$1,080,645 

~m577,545) 
(580.590.870) 
($1 0,765,385) 
$2,778,709 

$14833,331 
$15,172,964 
$12,487,063 
($1,788,185) 
($2,463,672) 
$7,729,507 
($3,122,962) 
$1,593,165 
51,431,608 
$738.528 
$751,014 
$6,389,608 

(S23.107,238) 

m-4 

Page 28 of 61 

expend 
04-1 21 72.00 

Printed: 10/30/2008 



Exhibit 21 

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

SEPTEMBER 2008 
- 
Town Claritas Estimates M W O G  HH Estimates 

2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 
Retail Categories 2008 Expeirditures Expendires Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Major Comparison Retalkrs 
~epartment Stores Exduding Leased Departments4521 

Radio. Tekvisii. Electronics Stmes443112 
Household Appliances Slaes-443111 
Computer and Sdtware Stores-44312 

ofrice Supplies, Statianery Stores-45321 
Home Furnishing Stms4l22 

Fmiture Stom-4421 
Home Cenlers44411 

Sporting Goods Store6451 11 
Book St0re~451211 

In-Line Cornparisan Retailefs 
Clothing Stores4481 

shoestCfes4m 
Jewelry s-1 

Luggage and Leathar Oaods Stores4832 
Camera and Photogaphis Equipment Stwed4313 
Cosmetics. Beauty Supplies. Perfume Stoms-44612 

Hobby, Toys & Games Stores451 12 
SewNeedleworWPiece Goods Stores4S113 

Musical Instrument and Supplies StoreP45114 
Prerecorded Tapes, CDs, Record S(oreb-45122 

Food 6 Beverage 
FulCService R&aurant%7221 

M e e d  Eating Places-7222 
Drinking P l a w  Akdrolic B-ges-7224 

~oighborhood Rstallen 
Supermarket. Grocery -1 1 

Phamiades and Drug Slorea44611 
Convenience Slore444512 
Specialty Food Sbres4l52 

Beer, V\line and Liquor Stwas4453 
Optical Goods Stor0S4613 

0 t h  Health and Personal Care Stwes-44619 
Paint and Wallpaper Stores-44412 

Hardware Stores-4441 3 
Florista4J31 

Other Miscellaneous Store RetaiWs439 
G i i  Novdly and Souvenir Stores45322 

TOTALS 

SOURCE: RCLCO; IexpresJIClaritas, Inc; MWCOG, 

$131,836.S23 
$47,613,595 
$1 1,917.735 
52,853,208 
84,523,893 
$5.108.578 
$10.226,705 
$13,304,437 
526,544,360 
56,153,349 
53,591,063 

$52619,396 
$29,852,684 
54,642,298 
$8,951,523 
5601,378 
5810.946 

$1.266.805 
53,385,922 
$732.292 

$1,024,118 
$1,351,432 

$77,503,266 
539,256,886 
$33,379,623 
54.866.556 

$132,1N,280 
$63,727,040 
$31,698,455 
$3,397,718 
52,051,664 
$6,172,216 
91,474,014 
52,179,026 
$1,746,822 
$5,614,665 
$1,488,828 
58,653,428 
$3,917,404 

$3!24,060,864 

Round 7.1 Cooperati 

Sg.167 
$3.307 
5828 
$1 98 
$314 

' 5 3 5 5  
$710 
$924 

$1,844 
5427 
5249 

e 8 J 5  
52.074 
$322 
fsp 
542 
$56 
$88 
$235 
551 
$71 
$94 

1,383 
$2.727 
$2.319 
5338 

$9,177 
54,426 
$2,202 
5236 
$143 
5429 
$1 02 
$151 
$121 
U90 
$103 
$601 
5272 

$27,372 

ve Forecasts 

expend 
421 72.00 

P r i n L  MI2008 



Exhibit 21 

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

SEPTEMBER 2008 

2008 Avg. HH 2008 Retail Sales 
2008 Expenditures Expenditures Estimates 

Major Gomparlson Retailers 
Department Stores Excluding Leased Departments-4521 

Radio. Television, Elecbonics Stores4431 12 
Household Appliances Stores431 11 
Computer and Soflware Stores44312 

Wlce Supplies. Stati~lery Stow45321 
Home Furnishing Stores4422 

Fmiture Stores-4421 
Home Centers-44411 

sporting Ooods Staes-45111 
Book S t ~ l 2 1 1  

In-Une Comparison Retailers 
Clothing Slorea-4481 

Shoeslcres-4482 
Jewelry Stwes44831 

Luggage and Leather Goods Stom-WS32 
Camera and Photographic Equipment Stwes-l4313 
Cosmetics, Beauty Supplii, Perfume Stores44612 

Hobby. Toys 8 Games Stores-45112 
SewNeedleworklPiace Goods Stores451 13 

Musical lnstnvnent and Supplies Stcmwk5114 
Prerecorded Tapes. CDs. Record Stwes-45122 

Food a Beverage 
Full-Service Restaurants-7221 

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

Neighborhood Retallen 
Supermarket. Grocery -4451 1 

Pharmacies and Drug Storas-44611 
Convenience Store4451 2 
Specialty Fwd Stores452 

Beer, Wne and Liquor Stores4453 
Optical Goods Stms4613 

Other Health and Personal Care Stoms-44619 
Paint and Wallpaper Stwes4l412 

Hardware Stores413 
Florists-4531 

Other Miscellaneaus Store Retailers4539 
G i  Noveky and Sowenir Stores-45322 

TOTALS 

2008 Demand- 
Supply Gap 

(Sl6O,Sl6,438] 
trss,l8fJrlSs) 
W1.928,942) 

($21 5.402) 
$2,408,400 
55,686,135 

(Wrn ,977)  

(yn,aff,W) 
(51,790,959) 
$2,476,280 

$1 2,917,622 
515,596,928 
($5,038,45) 
$520.559 
(S298.970) 
$903,621 
$974.763 

$2,217.128 
5871.148 

$1,207,252 
M==) 
545,404274 
$1 8,622,653 
$21,357,797 
$5,423.824 

$26,0S%rn 
$21,695,969 
W,945,523) 
(55,434,423) 
52,919,922 
56,097.w 

($12,522,621) 
($1,475,231) . 

(SS5.823) 
56,221.958 
51,095,962 
89,408,161 
urn,= 
(m- 

2008 Expenditures 

$150,756,651 
$57,275,560 
$14,287,109 
$3,446.445 
55,309,638 
$5883.812 
810,480,878 
$14,242,702 
528,968,929 
56,848.979 
$4,012,599 

$61,579,054 
$35,610,470 
56,102,876 
$8,702,641 
5638.028 
5955.604 

51,698,987 
. 53,972,745 

5894.992 
51,240,295 
51,762,617 

597,459,150 
$49,157,166 
$42,729,708 
$5,572,276 

$178,303,8S5 
$90,491,595 
$42,574,662 
$4,756,870 
52,999,841 
$7,801,367 
$1,725,821 
$2,981,237 
$1,780,343 
56,392,256 
51,716,686 
510,640,967 
$4,442,251 

$488,098,750 

M W O G  HH Estimates 
2008 Demand- 

2020 Expenditures 

$172,935,046 
565,701,589 
516,388,941 
$3,953,464 
56,090.7w 
56,749,402 
$12,022.761 
$16,338,001 
533,230,860 
$7,856,559 
$4,602,907 

$70,638,187 
$40,849,263 
$7,000,464 
$9,982,920 
$731.891 

$1,096,187 
$1,948,932 
54,557,191 
$1,026,657 
$1,422,760 
$2,021,923 

$1 11,796,743 
556,388,867 
$49.01 5,840 
$6,392,035 

$204534,871 
5103,804,183 
$48,837,985 
55,456,671 
$3,441,160 
$8,949,056 
$1,979,713 
8,419,818 
$2,042,256 
57,332,645 
$1,969,234 
$12,206,401 
$5,095,768 

5559.eoAw 

2020 Dernand- 

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

RCLCO --.,-a- Page 30 of 61 

expend 
04-1 21 72.00 

Printed: 1013012008 



Exhibit 21 

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

SEPTEMBER 2008 

i r ~ i n ~ t o n l ~ a i r l i n ~ t o ~  Claritas Estimates MWCOG HH Estirnahss 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 

Retail Categories 2008 Expenditures Expenditures Eslimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Maor Cornparlaon Rotailen 
Department Stores Excluding Leased Departm-1 

Radio. Teldision. Electronics Slores-443112 
Household Appliances Slores-443111 
Computer and Soflware Stwes-44312 

ORice Supplies, Stationery Stoms45321 
Home Furnishing Stores4422 

Furniture Stores4l21 
Home Cenlers-44411 

Sporting Goods Staes-45111 
Baok Stores-451211 

ln l lne Canparisan Retailsn 
Clothing Storet-4481 

Shoe Staes4482 
J e w e l r y S M l  

LuOgage and Leather Goods Sbmd4632 
Camera and Photogaphic Equipment Stores44313 
Cosmetics. Beauty Supplies. Perfume Stores-44612 

Hobby, Toys 8 Games Stores451 12 
Saw/Needlewc&Pii Goods Stores-45113 

Musical I n m e n t  and Supplies Stores451 14 
Prerecorded Tapes. CDs. Record Stores45122 

Food a Beverage 
FulCService Restwrants7221 

Limited Service Eating Pla-7222 
Drinking Placas Alcoholic Beverages7224 

Nelghbohood Rotailers 
Supermarket, Grocery -4451 1 

Pharmacies and D N ~  Slores-44611 
Convenience Stom-44512 
Spedalty Food Stoms4lS2 

Beer, Wine and Liquor Stores4453 
Opticel Goods Stores44613 

Other Health and Personal Care Stores44619 
Paint and Wallpaper Stom44412 

Hardware Stom44413 
Florists4531 

Other Miscellaneous Store Retailers-4539 
G i i  Novelty and Sowenir Stores-45322 

TOTALS 5421,339,488 

SOURCE: RCLCO; IqresslClaiitss. Inc: MWCOG, Round 7.1 Cooperative F 

expend 
' 21 72.00 

P r i n t 4  3012008 



Exhibit 21 

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

SEPTEMBER 2008 

Claritas Estimates 
2008 Avg. HH 2008 Retal Sales 

I Retail Categoit& 2008 Expenditures Expenditures Estimates 
Major Cornpatlson Retailers 

Department Stores Exdudkg Leased Departments421 
Radio. Television, Eledranii Stores4I3112 

Household Appliances Store8-443111 
Computer and Software Stores-44312 
Otfce Supplies, Stationery Stores45321 

Home Furnishing Stores422 
Fmiture Stored421 
Home CmtmwU411 

Sporting Gwds Stores-45111 
Book Stores-451211 

ln l ine Compadwn Retallsrs 
Clothing Stores-4481 

Shoe stores-4482 
MrySlores-44831 

Luggage and L e a h ?  Goods St-2 
Camera and Photographic Equipment Store44431 3 
Cosmetics. Beauty Supplies, Perfume Stores44612 

Hobby, Toys & Games Stores-45112 
SewNeedleworklPii Goods Stares451 13 

Musical Instrument and Supplies Stores-451 14 
Prerecorded Tapes. CDs. Record Stores-45122 

Food a Beverage 
F~lCSewica Restaurants-7221 

Umited Sewim Eating Plags-7222 
Drinking Places Alcoholic Beverages-7224 

Neighborhood Retaller8 
Supermarket. Grocery 4451 1 

Pharmacies and Drug Staeb44611 
Comrenience Stom44512 
Specialty Food Stores4452 

Beer, Wne and Liquor Stores-4453 
Optical Goods Stores44613 

Other H d t h  and Personal Care Stores-60619 
Paint and Wallpaper Stores44412 

Hardware Stores44413 
Flc(isls-4531 

Other Miscellaneous Store Retailers4539 
Gfi, Novelty and Souvenir Stores115322 

TOTALS 

SOURCE: RCLCO; lexpresslClari*is. Inc; MWCOG, Ro 

$1 31,714447 
551,814.465 
512,563,273 
52,976,497 
54,580,943 
$4,985,176 
$8,752,235 
$12,177,612 
$24,543,287 
56,M9,194 
53,301,765 

$55,863,732 
533.M]6,654 
55.953.633 
57.133.947 
5538.187 
$823.212 

$1,529,960 
$3.461.062 
$774,152 

$1.112.550 
$1,530,375 

584487,641 
$42,774,623 
$37,575,887 
$4,637,031 

$1 65,371,039 
$86,sos,852 
$3,474,672 
$4,466,567 
$2,938,484 
$6,862,418 
$1,535,287 
$2,714,279 
$1,459,172 
55.453.879 
91,455,111 
59,332,321 
$3,772,999 

$437,936,759 

und 7.1 Coopel rative Forecasts 

MWCOG HH Estimates 
2008 Demand 

Supply Gap 2020 Expenditures 

$94,75sAas $142976,073 
$30,492,208 556,244,618 
$8,097,621 $13,637,437 
$1.752.092 $3,230,988 
$3.653.865 $4,972,615 
$4,656,841 55,411,410 
$7,779,233 59,500,554 
56,898,709 $13.21 8,802 
$22,926,810 $26,641,746 
$541 7.806 $6,533,837 
$3,084,303 $3,584,067 

$37,540,766 $60,840,099 
519,708,790 535,828,733 
55,561.513 $6,462,670 
54,226,321 57,743,902 
$417,689 $584.202 
$768.993 5893.597 

$1,251,485 $1,660,772 
$3,042,039 $3,756,984 
$723,165 5840,342 
$870,340 $1,207,673 
$970,431 $1,661,223 

$45,555,493 $9Z?sqW2 
522,049,215 $46,431,867 
$19,174,653 $40,788,637 
54,331,626 55,033,499 

$51,250,356 $179,510,314 
532,720.187 $94,336,329 
$7,622,123 $41,764,268 

($13,191,849) $4,848,460 
$2,568,988 $3,189,725 
$6,410,442 $7,449,155 
$722,172 $1,666,555 

$2,241.842 $2,946,351 
$1,363,068 $1,583,932 
$5,094,674 $5,920,187 
51,043,319 $1,579,523 
53,471,928 $10,130,237 
51,183,462 $4,095,592 

$229,108,103 $475,380,489 

RCLCO ---.- Page 32 of 61 

expend 
04-121 72.00 

Printed: 10130/2008 



Exhibit 21 

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

SEPTEMBER 2008 

RosslynlBallst~ Claritas Estimates MWOG HH Estimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand 

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

Major Comparlm Retailerr 
Department Stom Excluding Leased Departments-4521 

Radio. Television, Elacbarico Stores-4431 12 
Household Appliancns Stom-443111 
Computer and Soffware Store44312 

Oflice Supplies, Stationery Slores45321 
Home F m i s h i i  Stores422 

Funhve Storeh-4421 
Home Centers4l411 

Sporting Goods stores451 11 
Book Stores451211 

ln l l ne  Comparison Retailerr 
Clothing Slorek4481 

Shoe Stores4482 
Jewelry S-1 

Luggage and Leather Goods Slores-44832 
Camera and P-ic Equipment S-13 
Cosmetics, Beauty Supplii, Perfume Stores4T612 

Hobby, Toys & Games Stms45112 
SewMeedlewaWPii Goods Stores-45113 

Musical lnstnment and Supplies Sloree45114 
PremamM Tapes, CDs. Record Stores4122 

Food B Bevamgf~ 
Fullsenrice Restawants-7221 

Limited Sewica Eating Plams-7222 
Drinking Places Alcoholic Bwemges-7224 

Neighbotl~ood Retailerr 
Supermarket, Grocery -I451 1 

Pharmader and Drug Stores-4461 1 
Convenience Stores4451 2 
Speciany Food Stores4452 

Beer. Wlne and Liquor S l m s 4 S 3  
Optical Gmds Stores-44613 

Other Health and P-al Care Stores-44619 
Paint and Wallpaper Stored4412 

Hardware Stored441 3 
!=k&b&Bl 

Other M i l a -  Store Retailers4539 
G'R, Novelty and Souvenir Stores-45322 

TOTALS 

SOURCE: RCLCO; lexpress/Claritas, Inc; MWCOG, Round 7.1 Cooperalive FOI 

expend 
' '2172.00 

Print&- 3012008 



Exhibit 21 

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

SEPTEMBER 2008 

Claritas Estimates 
2008 Am. HH 2008 Retail Sales 2008 Demand- 

Major Comparlson Retallen 
Department Stores Exduding Leased Departments4521 

Radio. Television, Eledmnii Stores-l43112 
Hwsahold Appliances Stwes-443111 
Computer and Soflware Stores4312 

Office Supplies. Stationery StorewE321 
Home Furnishing Stores-4422 

Furniture Stores-4421 
Home Centers-4441 1 

Spat- Goods Stores-45111 
Book ~ 4 5 1 2 1 1  

In-Une Comparison Retailers 
Clothing Storeb4481 

Shoe Stores4482 
Jewelry Sloras44831 

Luggage and Leather Goods Stores4lS32 
Camera end Photogaphic Equipment Stores-4431 3 
Cosmetics. Beauty Supplies, P h m a  Stores44612 

Hobby. Toys 8 Games Stores41 12 
Sew/NsedleworklPieca Goods Stores-451 13 

Musical Instrument and Supplies Stores-451 14 
Prerecorded Tapes. CDs. Record Storas-45122 

Food 6 Beverage 
Full-service RestauraMs-7221 

Limited Sewice Eating Places7222 
Drinking Places Alcohob Beverages-7214 

Neighborhood Raailers 
Supermarket Grocery -4451 1 

Pharmades and Drug Stored4611 
Convenience Slores-44512 
Specialty Food Stores-4452 

Beer, Wine and Liquor Stores4453 
Optical Goods Stores-44613 

Other Health and P-al Care Stores4l619 
Paint and Wallpaper Stores44412 

Hardware Store44441 3 
Florists431 

Other Miscellaneous Store Retailers-4539 
Gfi. Novelty and Sanrenir Wms-45322 

TOTALS 

2008 Expendiures 

$1 27,980,412 
SYJ,150.949 
512,166,392 
52,871,654 
54,500,885 
54,846,694 
$8,665,278 
$12.010.487 
523,521,733 
55.91 1.725 
53.314.61 5 

Ss4m2928 
$31,773,040 
55.646.81 1 
s7.117.m 
$536.302 
$818,728 

$1,473,048 
$3,412,235 
$756.730 

51.072.51 8 
$1,488,494 

SB1,166.384 
$40,854,871 
S35.884.521 
$4,428,992 

$167,058,139 
$81.740.482 
$26,938,347 
$4.170.753 
52,756,048 
56,519.216 
$1,519,725 
$2,602,839 
$1,441,805 
$5.270.650 
$1,446,861 
$8,979,993 
$3.671.420 

$420,279,863 

Estimates 

$106,087,257 
$33,039,901 
$18,120,506 
52,784,201 
56,205,434 
54.482094 
$11,029,281 
524.856.1 28 

So 
51,626,542 
$1,943.1 70 

$lS.726,196 
$8,284,968 
$627,877 
$925,584 

So 
$1,901,817 

to 
$1,608,657 
5302.207 

51,633,902 
w . 1 8 4  

$24.764636 
$8,562,166 
$16,203,470 

So 

$1 16,385,509 
551,805,519 
$1 5,537,446 
$28,972,727 

$14,453 
$11,441,731 

5930.449 
51,055,283 
52.345,048 

50 
5313.200 

53,563,579 
5386.076 

$262,963,698 

Supply Gap 

$21,873,155 
$17,111,048 
(t5,964,114) 

$87,453 
(53,704,549) 
5364.600 

(52.364.003) 
($12.845,€41) 
523,521,733 
54,285.183 
$1,371,445 

$38,367,732 
$23,468,072 
55,018,934 
$8.1 91.438 
5536.302 

($1,083,089) 
51,473,048 
$1,803,578 
5454,523 
(5561.384) 
$1,046,310 

566402,748 
$32,292,705 
$19,681,051 
54,428,992 

540,672,630 
$29,934,963 
521,400,901 
(524,801,974) 
52,741.595 
(54,922,515) 
5589.276 

$1,547,556 
($903,241) 
55,270,650 
51,133,661 
$5,396,414 
53,285,344 

$157,314265 

MWCOG HH Estimates 
2008 Demand- 2020 Demand- 

2008 Expendiures Supply Gap 2020 Expenditures Supply Gap 

$114,009,640 $7,922,383 5117,640,798 $11,653,541 
544,683286 $11,643,385 $46,106,429 513,066,528 
$1 0,839,862 (S7,280,544) 911,185,210 (56,935,296) 
52,558,574 (S225.627) 52.M,064 ($144,137) 
54,010,180 (54,195,254) 54,137,902 ($4,087,532) 
$4,318,287 (5163,807) 54.455.823 (f28.271) 
$7,720,554 (53,306,727) $7,986,450 (33,062,831) 
$10,701,054 ($14.155.074) $1 1,041,878 ($1 3,814,250) 
520,957,297 $20,957,297 521,624,777 $21,824,777 
55,267,204 53,640,662 55,434,963 53,808,421 
52,953,242 31,010,072 $3,047,301 $1.104.131 

$48,196,494 $32470,288 WS,730PgS $34,005,303 
528,309,012 520,024,044 529,210,642 520,925,674 
55,031,172 54,403,295 $5,191.413 54,563,536 
56,341,095 55.415.51 1 56.543.056 55,617.472 
5477,832 $477,832 5493.051 5493,051 
5729,467 ($1,172,350) 5752700 ($1.149,117) 

$1,312,450 51,312,450 51,354,251 51,354,251 
S3,040.219 51,431,562 $3,137,049 $1,528,392 
$674.228 $372,021 $696.702 $393,495 
$955,588 (5678.31 4) $986,023 (t847.879) 

$1,324,430 $084.248 $1,366,613 5926,429 

$72.319.072 $47,553,436 $74622403 549,856,767 
536,400,705 $27,838,539 $37,560,051 $20,997,885 
$31,972,243 $1 5,768,773 532,990,545 $1 6,787,075 
$3,946,125 $3.946.125 54,071,807 $4,071,807 

$139,935,013 $23,5m,M)4 5144,39l.E82 528,006,373 
572,828,798 521,023,279 $75,148,363 523,342844 
532.91 1.176 517,373,730 $33,959,383 $1 8,421,937 
$3.716.040 (525,258,687) S3.834.395 ($25,138,332) 
52,455,572 52.441.119 S2533.781 52.519.328 
55.808.464 (55,633,267) 55,993,461 (t5.448,270) 
51,354,038 5423,589 $1,397.1 64 5466.715 
$2,319;067 $1,263,784 $2,392,928 51,337,645 
$1,284,613 (51,080,433) 51,325,528 ($1,019,518) 
54,686,022 54,696,022 54.845588 $4,4.845,588 
51,289,118 $975,918 51,330,176 51,016,976 
$8,000,957 54,417,378 $8,255,784 54,672,205 
$3,271,147 $2,885,071 53,375,331 52,989,255 

$374,459,220 51 11,495,622 $386,386,582 M23,421,984 

SOURCE: RCLCO; lexpresdclaritas, Inc.; MWCOG. Round 7.1 Cooperative Forecasts 
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expend 
04-121 72.00 

Printed: 10/30/2008 



Exhibit 21 

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

SEPTEMBER 2008 

ailey's Crossroads Claritas Estimates MWCOG HH Estimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand 2008 Demand 2020 Demand- 

H4or Cornpatison R.blkm 
Deparlmeht Stores Exdudi i  Leased Departments-4521 

Radio. Television, Electronics Slores-443112 
H w ~ h o l d  Appliances Staes-443111 
Computer and Soflware Stms-44312 

Ofi?ce Supplies. Statknery StorewXWl 
Home Fumishii Stores4422 

Fmiture Stores4421 
Home Centers4l411 

SportingGoodsSkres-45111 
Bcok stwe945121 1 

In-Une Cornpariaon Retailers 
C M i  Stwe%4481 

Shoe stores4482 
Jewelry Stwed4831 

Luggage and Leather Goods Stored4832 
Camera and Photographic Equipment Staes-44313 
Cosmetics. Beauty Supplias. Perfume Stores4612 

Hobby, Toys & Games Stores45112 
Sw/NeedleworklPiece Goods SLores-45113 

Musical lnstnment and Supplies Stofes-45114 
Prerecorded Tapes. CDs. Remd Stores45122 

Food h Beverage 
FulCSenrice Restwrants-7221 

Limited Service Eating Places7222 
Drinking Places Alcohob Beverages-7224 

Neighborhood Retailers 
Supermarket. Grocery 4451 1 

Pharmacies arid Drug Slores-44611 
Canvenience Stoms-44512 
Specialty Food Stores-4452 

Beer, Wine and Liquor St- 
Optical Goods Stores-44613 

Other Health and Personal Care Slores-44619 
Paint and Wallpaper Stored4412 

Hardware Stores44413 
Florifts-4531 

Other Miscellaneous Store Retailers439 
Gi, Nwelty and Souvenir Stores45322 

TOTALS 

SOURCE: RCLCO; lexp&Claritas, Inc.; MWCOG, Round 7.1 Cooperative Foracasts 

expend 
4 21 72.00 
.30/2008 



Exhibit 21 

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

SEPTEMBER 2008 

1 
Claritas Estimates M W O G  HH Estimates 

2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 
n d l  Caregdes 2008 Expenditures Expenditures Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Major Comparison Retailers 
Department Stores Excluding Leased Departments4521 

Radii. Television, Eledronics Stores4431 12 
Household Appl iam Stores-4431 11 
Computer and Software Stow44312 

Off- Supplies. Stationery -1 
Home Fumishi  Stores422 

Furniture S W 2 1  
Home Centers4441 1 

Sporting Gaods S ~ 5 1 1 1  
Book Slores-451211 

Inl lne Cmparison'Relallers 
Clothing Stores4481 

Shoe Stores4482 
Jewelry Stwes-44831 

Luggage and Leather Goods Stores44832 
Camera and Photographic Equipment S W 3 1 3  
Cosmetics, Beauty Supplies, Perfume Stores44612 

Hobby, Toys 8 Gemes Stores451 12 
Sew/NeedleworkiPiece Goods Stwe6451 13 

Musical Instrument and Supplies Stores451 14 
Prerecorded Tapas. CDs, Record Stores45122 

Food 6 Beverage 
Full-Senrice Restamnts-7221 

Limited Service Eating Places7222 
Drinldng Places Alcoholic Beverages-7224 

Neighborhood Retailers 
Supermafket. Grocery 4 5 1  1 

Pharmaaes and Drug Slores-44611 
Convenience Stores-44512 
Specialty Foad Stores4452 

Beer, Wne and Uquor Stored453 
Optical Goods Stores44613 

Other Health and Personal Care Stores44819 
Paint and Wallpaper Stores44412 

Hardware Stores44413 
Florists4531 

Other Miscellaneous Store Retailers4539 
Gie, Novelty and Sowenir Stores45322 

TOTALS 

SOURCE: RCLCO; IexpressIClaritas, Inc.; MWCOG, , Round 7.1 Coopel ative Forecasts 

RCLCO --..-.- Page 36 of 61 

expend 
04-1 2172.00 

Printed: 10/30/2008 



Exhibit 21 

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

SEPTEMBER 2008 

untington Claritas Estimates M W O G  HH Estimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand 2008 Demand- 2020 Demand- 

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

Major Comprrfaon Retallera 
Department Stores Excluding Leased Depactments-4521 

Radio, Television, Elecbwrics Stores-4431 12 
Household Appliances S ~ 1 1 1  
Computer and Software Stwed4312 

mce Supplies. Stationery StOrsM5321 
Home FurnWing Stores-4422 

Funitwe StomA421 
Home Centers441 1 

S- Goods Stoma451 11 
Book Stores-451211 

Inl ine Comparison Retailers 
Clothing Stored481 

Shoe Stam4482 
Jewelry Slores-44831 

Luggage and Leather Goods Stores-44832 
Camera and Phologaphic Equipment Stores4313 
Cosmetics, Beauty Supplies, Perlume Scmd4612 

Hobby. Toys & Games Stores45112 
S e w l N e e d w i  Goods Stores451 13 

Musical Instrument and Supplii Stores451 14 
Prerecorded Tapes. CDs, Record Stores45122 

Food a B e ~ r a a e  
FulCService Restaurants-7221 

Limited Service Eating Phes-7222 
Drinking Places Alcdrolii Bewra@%-7224 

Neighborhood Retailers 
Supermarket, Gmcery a 1 1  

Pharmadea end Drug Slores44611 
ConveniafKa Stores-44512 
Specialty Food Stores4l52 

Beer, Wne and Liquor Stores4453 
Optical Goods Stores-44613 

Other Health and Personal Care Stores4619 
Paint and Wallpaper Stores-44412 

Hardware Store544413 
FlarinJ4531 

Other Miscellaneous Store Retailers4539 
G i i  Novelty and Souvenir Stores4322 

TOTALS 

SOURCE: RCLCO; lexpress/Claritas. Inc; MWCOG, 

$70,766,442 
$26,26,968.105 
56.808.835 
$1,565,263 
M.563.0QS 
$2,895,687 
$5,037,435 
$7.037.136 
$12,492562 
$3,391,080 
52,009,044 

S29,512,853 
$16,869,897 
$2,W,207 
$4,583,356 
5322,037 
$452.016 
579,967 

51,873,754 
$415,141 
$594,206 
$803.272 

508.279.581 
$23,386,995 
$20,138,765 
$2,754,821 

Sao.916,lOl 
$40,507,302 
$19,519,243 
$2,131,600 
$1,331,659 
$3,682,745 
$81 1,232 

$1,359,685 
$771,401 

$2,826,017 
$792.507 

$4,987,190 
$2,195,520 

$227.474977 

, Round 7.1 Cooper Mae Forecasts 

expend 
21 72.00 

Pin& 30l2008 



Exhibit 21 

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

SEPTEMBER 2008 

2008 Avg. HH 2008 Retail Sales 

I Retail Catego1 I- 2008 Expenditures Expenditures Estimates 
Major Cornpadson Retailers 

Department Stores Exduding Leased Departments4521 
Radio, Teldkion. Electronics Stores4431 12 

Household Appliances Staes4l3111 
Computer and Soffwere Slons-44312 
Offce Supplies. Stationery Stores-45321 

Home Furnishing Stores4422 
Furniture Slorea-4421 
Home Centers-44411 

Sporting Goods SLores-45111 
Beak Stores45121 1 

In-Line Cornpadm Ratallem 
Cblhing Slwes-4481 

Shoe Stored482 
Jewehy stcm.54831 

Luggage arid Leather Goods Stores44832 
Camera and Photographic Equipment Stores-4431 3 
Cosmetics, Beauty Supplieb, Perfume Store44612 

Hobby, Toys 8 Games Stores451 12 
SewlNeedleworklPiece Goods Stores451 13 

Musical Instrument and Supplies Stores451 14 
Prerecorded Tapes, CDs. Remrd Stores4122 

Fwd 6 Beverage 
Full-Service Restaurants-7221 

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

Neighborhood Retailers 
Supermarket, Grocery -4451 1 

Pharmacies and D N ~  Staes-44611 
Convenience Stores44512 
Specialty Food Stored452 

Beer, M e  and Liqwr Stores4453 
Optical Goods stores-44613 

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

Hardware Stored441 3 
Florists4531 

Other Miscellaneous Store Retailers4539 
Gin. Novelty and SMMmir Stores45322 

TOTALS 

SOURCE: RCLCO; IexpresslClaritas. Inc; MWCOG, 

$1 22.49s.044 
$44,969,907 
510,662,847 
$2,764,228 
$3,912,628 
54,333.264 
59,014,711 
$1 1,273,038 
$27,499,969 
$5,220,112 
$2,844,142 

547.281.800 
$27,568,819 
54,197,590 
56.455.768 
$480.624 
$722,688 

51,333,409 
$3,089,709 
5690.573 
$916.009 

51,218,431 

S6q*Ol5 
$34,878.688 
$30,598,001 
53,809,326 

$140,847,899 
571,871,849 
$33,296,475 
$3,648.885 
$2,399,667 
$5,681,071 
51.382774 
$2,344,483 
H ,770,988 
$5,640.1 51 
51,420,643 
$8.083.554 
$3,307,361 

$379,910,558 

, Round 7.1 Cooperative F 

2008 Demand 
Supply Gap 

($l%,m,=2) 
@7,768.505) 

W l , 7 5 8 )  
(5785.360) 
$3,359,001 
(5620,628) 
(5447,358) 

$10,398,784 
($133,410,590) 

$3,329,215 
$791,637 

$17,205,792 
914,569,687 
$2,495,375 
$5,530,184 
$332,758 
$722.668 

51,199,752 
(58,830,520) 
5470,795 
(srcu.338) 
51.21 8.431 

fSl417h521) 
(W.244,749) 
$2,258,902 
$3,809,326 

($76.91f W7) 
(t86.091,226) 
$3,258,124 

($1 1.308.369) 
51,959,793 
95,681,071 
(W4,030) 
$1,267,292 
(5824.942) 
$5,267,959 
(uas.001) 
$3,949,889 
$1,359,923 

m*9- 

2008 Expenditures 

$118,438,462 
543,480,670 
510,309,733 
$2.672.687 
$3,783,250 
$4,189,762 
58,716.1 TI 
$10,899,715 
$26,589,272 
$5,047,241 
$2,749,955 

$45,715,809 
$26,655,842 
54,636,712 
$6,241,977 
5464,708 
5698.736 

$1,289,251 
52.987.389 
$675,439 
5885,674 

51,178,081 

$66,99l,WQ 
533,723,635 
$29,584,709 
$3,683.1 75 

$136,183,539 
569,491,720 
532,193,819 
$3.528.047 
52,320,199 
$5,492,935 
51,336,982 
$2,286,842 
$1,712,338 
$5,453.370 
$1,373,597 
$7,815,857 
$3.1 97.833 

867,329,529 

MWCOG HH Estimates 
2008 Demand 

Supply Gap 2020 Expenditures 

($140,092,144) $143,886,612 
(SlW57.742) $52,823,097 
(rr,2Ma4,wZ) 512,524,923 
(5876,901) $3,246,951 
$3,229,423 54,596,133 
(5784,130) $5.089.991 
($745.892) $10,588,969 

510,025,463 $13,241,670 
($134,321,287) 532,302,347 

$3,756,344 56.131.711 
3697.450 $3,340,821 

$15,640,001 )55.J38P86 
513,656,710 532,383,220 
52,336,497 $5,635,403 
$5,316,393 57,583,152 
$316.842 5584.556 
5698.736 5848,869 

91,155,594 $1,366,265 
($8,732,840) 53,629,271 
$447.661 9820.566 
($733,673) $1,075,974 
51,178,081 $1,431,208 

~SlU7l.OI7) $ 8 1 . 3 ~ ~ . ~ 7 ~  
(=I ,39@,@x) $40,969,627 
$1,245,610 $36,941,395 
$3,683,175 $4,474,557 

(tso,5m,m) $1 BStM4465 
(588.471.355) $84,422,982 
$2.1 55.468 $39,111,109 

(Sl1,429,207) 54,286.097 
$1,880,325 $2.81 8,726 
$5,492,935 $6,673,168 
(3269.822) $1,624,251 
$7,189,651 82,753,905 
(s88-30='o) $2,&,257 
55,081,178 $6,625,102 
($255.047) $1,668,733 
$3.682.192 $9,495,202 
$1,250,395 $3,884,932 

~ml,=,o37) 5448,256142 

2020 Demand 

(S114643.es4) 
($9,915.31 5) 
$980.318 
(t302.637) 

54,042,308 
$136.099 

$1.126.g00 
$12.367.41 8 

($128,6Oe,212) 
54,240,814 
$1,288,316 

$26,462,678 
519,384,088 
$3,333,188 
$6.657.568 
5418,690 
5848.869 

51,432,608 
(Sa,'=,ssa) 
$592,788 
(5543,373) 

51,431,208 

mut) 
(Sl4.lS3,810) 
$7,602,296 
54,474,557 

(Ul,31&%1) 
(573.540.093) 
$9,072,758 

($10,671,157) 
$2,378,852 
56.673.168 

$17,447 
91,676,714 
($515,671) 
$6,252,910 

$40,089 
$5,361,537 
$1,937,494 

Sl-Uw) 

RCLGO -...,..mmm.- Page 38 of 61 

expend 
04-1 21 72.00 

Printed: 10/30/2008 



Exhibit 21 

HOUSEHOLD RETAIL EXPENDITURES AND DEllllANDSUPPLY GAP ANALYSIS 
CITY OF ALEXANDRIA, ARLINGTON COUNPI, AND MARKET AREAS 

SEPTEMBER 2008 

rn Claritas Mimates M W O G  HH Estimates - 
2008 Avg. HH 2008 Retail Sales 2008 Demend 2008 Demand 2020 Demand 

Retail Categories ' 2008 Expenditures Expendires Estimates Supply Gap 2008 Expenditurn Supply Gap 2020 Expenditures Supply Gap 

Major Compulsa, Retallon 
Department Stores Exdudii Leased Departments-4521 

Radio. Television. Electronics Stored431 12 
Household Appliances Storea443111 
Computer and Soffware Stores4312 

Oflice Supplies, Stetionmy S m s 4 S 2 1  
Home Furnishing Stores4422 

Fmiture s m 2 1  
Home Centefs-44411 

Sporling Goods Stmes-45111 
Book Stores-451211 

ln l ine Canperison Retallam 
Cbthing Stores4461 

Shoe Stores-4402 
Jewelry Slonrs-44831 

Luggage and Leather Goods Stores-44832 
Camera and P m h i i  Equipment Stores-44313 
Cosmetics. Beauty Suppli i  Partume Stwed4612 

Hobby, Toys B Games Stwes-45112 
Sew/NeedleworWPiece Goods Stores451 13 

Musical lnstnmenl and Supplii S t d l  14 
Prerecorded Tapes, CDs. Reccfd S t d l 2 2  

Food a Beveraga 
FulCService Restaurants-7221 

Limited Senrice Eating Places-7222 
D M g  Places Akohob Beverages-7224 

Neighborhood Retailers 
Supermarket Grocery 4 5 1  1 

Pharmacies and Drug Stores4461 1 
Convenience Stores-44512 
Specialty Fwd Slores-4452 

Beer, Wne and Liquor Stores4453 
optical Goods Stores4613 

Other Health and Personal Care Stores-44619 
Paint and Wallpaper Stores-44412 

Hardware Store644413 
Florists4531 

Other Miscellaneous Store Retailers439 
Gift Novelty and Souvenir Stores45322 

TOTALS 

SOURCE: RCLCO: lexpresslclaritas, Inc.; MWOG, Round 7.1 Cooperative I Forecasts 

expend 
' 21 72.00 
3012008 



Exhibit 2 1 

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

SEPTEMBER 2008 

Claritas Estimates MWCOG HH Estimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 

I Retail cat ego^,, 2008 Expenditures Expenditures Estimates Supply Gap 2008 Expenditures Supply Gap 2020 Expenditures Supply Gap 

Major Compariwn Retallem $148,91W7 $4,480 $12064145 $134,860,312 $153,120,230 $141,088,085 $170,165,945 $156,111,800 
Department Stores Exduding Leased Depamnenb-4521 $62,322,986 $1,900 5239,113 562,083,873 564,955,554 564,716,441 572,186,564 $71,947,451 

Radio, Television. Elecbonica Slores4l3112 $13.860.01 1 $423 $1,183,834 $12,676,177 $14,445,468 $13,261,634 $16,053,572 914,869,738 
Household Appliances Stores-4431 11 8,541,326 $108 So $3.541.326 $3,690,974 $3,690,914 $4,101,796 $4,101,796 
Computer and Software Storea-44312 $4,806,780 $147 5320,214 $4,486,566 55,009,822 $4,689,608 55,567,527 55,247,313 

O f f i  Supplies. Stationery Stms4S321 $4,220,620 $129 $817.030 $3,403,580 54,398,902 $3,561,872 $4.888.598 $4,011,588 
Home Furnishing Stores4422 58.715.025 $266 $6.01 1,613 52.703.41 2 59,083,154 $3,071,541 $10,094,313 $4,082,700 

Furniture Stores-4421 $1 3,026,235 $397 $3,377,515 $9,848,680 $13,576,473 $10,198,898 $15,087,838 $1 1,710,283 
Home Centers4441 1 $27,763,520 $847 So $27,763,520 528,936,271 $28,938,271 532,157,527 $32,157,527 

Sporting Goods Stwes-45111 55,953,415 $1 82 $104.768 55.852.649 $6,209,061 $6,104,295 $6.900.268 $6,795,502 
Boolc Sloreu451211 $2,700,539 582 So $2.700.539 $2.814.61 2 52.814.612 $3,127,941 $3,127.941 

InUne Comparison Retallers $84382,832 $1,963 S140S5.293 $50,327,639 s767,'102409 $53.047.1 16 $74,57241 2 $60,517,119 
Ckthii Stores-4481 539,259,607 $1,197 $7.048.581 532.21 1,026 $40,917,961 333.889.380 545,473,048 538,424,467 

Shoe Stomd482 $7,726,926 3238 $5,878,232 $1,848,894 $8,053,317 52,175,085 58,949,832 S3,071,600 
Jewelry Stores44831 $6,177,341 $188 SO $6,177,341 $6,438,276 $6,438,276 $7,155.001 $7,155,001 

Luggage and Leather Goods Stow44832 $494.651 $15 SO 5494.651 5515.545 5515.545 $572.937 $572.937 
Camera and Photographic Equipment Stores4313 $921,041 $28 So $921.041 $959.948 $959,946 $1,066,810 $1,068,810 
Cosmetics. Beauty Supplii Pwfume Stores44612 $2,188,649 S67 $427.613 $1,761,036 S2281.099 $1,853,486 $2,535,037 $2,107.424 

Hobby. Toys 8 Games Slcms-45112 $3,905,070 $119 SO $3.905.070 $4,070,023 $4,070.U23 $4,523,108 $4,523,108 
SewlNeedleworWPii Goods Stores451 13 $794,081 $24 $0 $794.081 $827.624 $827,624 $919.757 $91 9.757 

Musical lnstnment and Supplies Stores41 14 $1.155.034 $35 $418.501 $736,533 $1,203,823 $1,337,836 $91 9,335 $785,322 
Prerecorded Tapes. CDs, Recad Stores-45122 $1,760,432 554 5282,368 $1,478,066 $1,834,794 51,552,428 52,o39,048 $1,756,682 

Food 8 Beverage S90,940,770 $2773 $26,277,632 $64,883.138 t9q762.174 $66,504,642 Sl05,333.555 $79,055,923 
FulCServica Restaurants-7221 $45,409.21 3 $1,385 $1 1,856,281 533,552,932 $47.327.331 535,471,050 $52,595,924 $40,739,843 

Limited Servica Eating Places-7222 $41,469,345 $1.265 $14,421,351 $27,047,994 543,221,040 =,799.689 $48,032,511 $33,611,160 
Dr~nkii P b  Alcoholic Beverages7224 $4,082,212 $124 $0 $4,062,212 $4,233,803 $4,233,803 $4,705,120 $4,705,120 

Nelghbo~l~ood Retailers 5220,506,884 $6,724 $125,748,602 $94,760,282 $229,823336 $104,074,736 $255,407,829 5129,659,227 
Supermarket, Grocery -4451 1 $120.534.565 53,676 565,060.183 555.474.402 $125.626.032 560,565,869 $139.61 1.026 $74,550,863 

Pharmacies and Dng Stores4461 1 $53,897,501 51.644 $36,191,156 517,706,345 356,174,170 919,983,014 562,427,615 $26,236,459 
Convenience Stored4512 55,831,557 $178 $958.430 $4,873,127 $6,077,886 $5,119,456 $6,754.491 $5,796,061 
Speualty Food Stores4452 $4.191.752 $128 52,672,442 $1,519,310 $4,388.81 5 $1,696,373 $4,855,162 $2.1 82.720 

Beer, Mne and Liquor Stored453 57,757,799 $237 $16,154,480 ~ . % . 6 8 1 )  $8,085,494 ($8,068.=) $6,985,591 (t7.168,886) 
Optical Goods Stored461 3 $1,760,361 $54 5188,872 5971,489 51,834,720 51,045,848 52,038,965 $1,250,093 

Other Health and Personal Care Stores44619 $3,929,034 $120 $1,926,595 $2,002,439 $4.094.999 $2 168.404 $4.550.864 $2,624,269 
Pa~nt and Wallpaper Stores4l412 $1,623,806 550 So $1,623,808 $1,692,397 $1,692.397 51,880,798 51,880,798 

Hardware Stores4441 3 $6,211,353 $1 89 $1,462,915 $4.748.438 58.473,725 55,010.810 57,194,396 55,731,481 
Florists-4531 $1,624,035 550 $180,051 $1,443,934 $1,692,835 $1,512,584 $1,881,064 $1,701,013 

Other Miillaneous Store Retailers4539 $9,946,706 S3(M $336.697 59,610,009 $10,366,862 $10,030,165 $1 1,520,926 $1 1,184,229 
Gat NoveKy and Souvenir Store645322 $3,200,415 $98 $16,801 $3,183,614 $3,335.603 $3,318,802 $3,706,930 $3,690,129 

TOTALS $522,748,943 515,941 $178,135,672 $344,611,271 $644,828,151 $366.692479 $805,419,741 $427,344,069 

SOURCE: RCLCO; IexpressJClaritss, Inc.; MWCOG, Round 7.1 Cooperative Forecasts 
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Exhibit 21 

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

SEPTEMBER 2008 

wntown D Claritas Estimates MWCOG HH Eslimates 
2008 Avg. HH 2008 Retail Sales 2008 Demand- 2008 Demand- 2020 Demand- 

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

Major -son Ret8ll.n $1 23,802571 %JSo $12~,676,1n (s2n3,Ml $147.501.519 $20,926,392 SlSS.BBf093 $73,315,966 
Department Stares Exckding Leased Depafttneclls-4521 545.828.553 52,362 $26,388,776 519,439,777 554.W1.299 $73,994,953 $47,806,177 $28,212,523 

Radio, Television, ElecbPnics Stores4431 12 511,513,317 $593 $5,509,442 56,003,875 $13,717,258 $8.207.816 $1 8,589,445 S13.080,MM 
Hanehold Appliances Staee-443111 $2,875,793 5148 5589.112 52,286,681 $3,426,293 52,837,181 $4,843,288 $4,054,154 
Computer and Software Stored4312 $4,249.630 5219 $9,527,603 (55,277,973) 55,063,117 ($4,464,486) 56,861,468 (52,666,135) 

Gffica Supplies. Stationery -1 $4,569,531 5235 52,446,919 $2,122,612 $5,444,255 52,997,336 57,377,982 $4,931,063 
Home Furnishing Slores-4422 58,878,566 $458 510,085,459 (51,206,893) 510,578,148 W2.W 514,335,366 $4,249,907 

Furnibre Stores421 $1 1,889,484 5813 $721 1.31 1 Y1,678.173 514,165,432 56,954,121 819,196,805 $11,985,494 
Home Cenlers-44411 525,381,687 $1,308 $51,275,370 (525,893,703) $30,240,361 (S21.035.009) 540,981,334 ($10,294,036) 

Sporting Goods Stores451 11 55,415,450 $279 $1,754,183 $3,661,267 $6,452,104 $4,697,921 58,743,806 58,969,623 
Book S W 1 2 1 1  $3,200,580 3165 $1 1,787,952 (58,587,372) $3,813,252 (57,974,700) 55,167,666 (Ss,620,2W 

In-Une Comparlron Ratailera 548,436,567 $2,496 $39,039,567 $9,397,000 Sn,708,553 518,688,966 ~ 7 ~ ~ 3 2  $39,166,295 
Cbulmg Storer9-4481 $27,634,049 $1,424 528,400,576 ($766,527) 532.923.906 54,523,330 $44,618,039 $16,217,463 

Shoe Stwas4%2 $4.61 1.751 9238 $1,938,650 $2,673,101 55,494,557 53,555,907 $7,446,150 $5,507,500 
Jewelly Storeti44831 57,369,960 $380 52,737,436 $4,832,524 $8,780,757 56,043,321 $1 1,899,565 $9,162,129 

Luggege and Leather Goods Sbw44832 5514.523 $27 $862.193 (5347,670) 5813,016 ($249,177) 1830.751 ($31,442) 
Camera end Phokg'aphii Equipment Slores-44313 $150,499 $39 $1.709.1 58 @95es'=3 $894,164 (5814,994) $1 f 11,758 (s497.400) 
Cosmetics, Beauty Supplies. Pemime Stoms44612 $1,489,694 m W , 2 3 1  5634.463 51,774,859 591 9,628 52405.265 S1.560.034 

Hobby. Toys & Games Stores451 12 53,039,199 $1 57 $220.642 52,818,557 53,620,979 $3,400,337 $4,907,102 t4,686,460 
Sew/Needlewakmieca Goods Stores41 13 $704,428 $36 51 264.668 gss0.24a) $839,273 ($425,395) 51,137,372 ($1 27.296) 

Musical lnstnment and Supplies S t d l  14 5966.672 $50 51,051,013 m4.W) 51,151,718 $100.705 $1,560,792 5509.779 
Prerecorded Tapas. CDs. Reccfd Stom45122 $1,355,792 $70 SO Sl.858,792 $1.61 5.325 $1,615,325 $Z 189.067 $2,189,067 

Food 6 Baverag. $76,876,783 $3.961 5253,711,868 ((1- 591,595947 ($162.1 18,Bll) $124125,S41 ($l29,5M931n 
FuMervice Restaurants-7221 $38,815,930 52,00(] S82.lW.880 (Uas*c.W 546,246,282 ($35,914,598) 562,672,345 (519.468.535) 

Limited Service Eating Places-7222 533,551,142 $1.729 $155,964,928 &122.413,?U3) 539,973,681 ($1 15,991.247) $54,171,799 (5101,793,129) 
Dnnlung Places Alcoholic Beverages-7224 $4,509,711 5232 515,586,050 ($1 1 , ~ v ~  $5,372,984 $7,281,396 (58,304,654) ($10,213,066) 

Neighborhood Retallem $145,404,869 $7.493 $207,148,812 m17Jbro) $173,239,044 ($33,907,768) S W 7 7 1 W  U7.624432 
Supermarket, Grocery 4 5 1  1 $71,952087 53.708 582,181,254 t(a=%W $85,725,539 $3.544.285 $116,174,106 533,992,854 

Pharmacies and Dmg Stores-4461 1 $36,725,405 51,892 $81,922,996 ~ . l W , a S s l  (538,167,420) 559,296,976 (S22,626.022) $43,755,578 
Convenience Stores44512 $3,702,684 $1 91 $1,042,001 s?,6w.srrj 54.41 1.472 53,369,471 55,978,367 $4,936,366 
Specialty Fwd Stoms4452 52,377,912 5123 53.71 6,223 ~t,=.nl) 52,833,105 ($883.1 18) $3,839,386 $123.163 

Beer, Wlne and Liquor Stom4E3 56.358.507 $328 513,815,664 w?,@.161) $7,575,6= ($6.239.978) $10,266,469 (S3,WS.lSS) 
Optlcal Goods Stored4613 51,422,934 $73 53.347.678 (L( #aJM) $1,695,320 ($1,652,358) 52,297,475 ( s l , ~ ~  

0U1er Health and Personal Care Stores-44619 52.595.927 $134 52,236.1 74 $359,753 53,092.853 $856,679 $4,191,393 51,955,219 
Pard and Wallpaper Stores-44412 $1,576,614 $81 $702.874 $873,740 $1,878,418 51,175,544 52545,807 51,842,733 

Hardware Stores44413 55,445,147 5281 59.1 43.219 ($3,698,072) 56,487,486 (52,655,733) 58,791,755 (s351.464) 
FloMs4531 $1,438,757 $74 $871.079 5567.678 $1,714,172 $843.093 S2,323,022 $1,451,943 

Other Miscellaneous Store Retailed539 58,360,471 $431 $5.761.864 52,598,607 $9,960,877 $4,199.013 $1 3,498,848 $7,736,984 
G i i  Novslty and Souvenir Stores45322 53,448,424 $178 52,405,784 $1,042,640 $4,108,540 $1,702,756 55,567,638 $3,162,054 

TOTALS $394,520,790 $20,330 5626.474364 WSI*CNJ W70,04%065 @lRA)WM) $636,994,739 $10,520,375 

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

expend 
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Exhibit 22A 

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

OCTOBER 2008 

Mt. Crystal City1 W&em Shirlingtonl 
Retail Categories Ci of Alexandria Arlington County Vernon/Braddock Pentagon City OM Town1 Carlyle Alexandria Fairlingtm Columbia Pike Rdyn5al ls ton 

Major Compa~Iaon Rahikn $532,525,044 $824728,963 $96,893,961 $111,174,588 $150,444,464 $150,754651 
Deparhnent Stores Excluding Leared De~arbnents-4521 $199,795,877 $308,415,388 536,166,321 $42,948,541 554,333,802 $57,275,560 

Radio. Tejevisii Eledm!cs Stores-4431 12 $49.799.71 7 $76,563,317 $8,881,114 $1 1,004,975 513,599,810 $14,287,109 
Home Furnishing Store84422 538,456,919 $60,107,442 51,116,176 $7,802,598 $11,670,107 $10,480,878 

Home Canlera44411 5102,632,244 5157,937,293 $1 9,545,942 517,730,783 530,290,845 529,968,929 
Book St0res?51211 514,303,253 523,240,816 $2.406.163 53,413.400 54,097,907 $4.012.599 

Inane Comparison Retalien 
Clothing Stores4481 

Food a Beverage ~~1,270,953 s0~,707,221 $56,985,319 $75,192,666 )88,44&116 $97,459,150 $100,569,817 $79,390,067 $179,334,787 
Fulcservice Restaurants-7221 5167,313.563 5255,981,427 528,757,530 538.021.318 $44,797,623 $49-1 57,166 550,821,891 539,957,389 580.681.070 

Limited Service Eating Places-7222 5144.413.71 1 5220,693,527 $24.91 9.757 $32,643,577 538,091.068 $42,729,708 $43,716,343 $35,101,053 $77.856.561 
Drinking Place Akoholii Beverages-7224 $1 9,543,679 530,032,267 53.308.033 54,527,670 55.553.424 55,572,276 $6,021,382 54,331,626 $10,797,156 

Ne lghbh~od Retallem $593,302,444 S896,979,315 $105,057,893 $127,286,680 Sl60.768.946 $176,303,895 $178,709,589 $154,479,325 $294,E!M,S67 
Supmarkat Grocery -I451 1 $297,902,842 $449,881,409 $53,611,929 562,805,830 $72,721,507 590,491,595 588,838,364 $81,182,034 5148,917,639 

Pharmacies and Drug Stared481 1 5140,538,263 $210,309,597 $23,978,576 531.375.277 536,172,391 542,574,662 541.898.445 $35,940,642 563.351.897 

TOTALS $l,m5.woo5 $2,557,884.865 $298,710,824 $361,077,173 $449,7OI.640 $488,098,750 s12,w5111 *(09,0@3,244 -,me14 

Maor Compulm RItallers $114,009,640 $83,128,867 
oepartmem Stores Exduding Leased Departments4521 $44,683,286 532,049,278 

Radio. Television. Ektmnics Sore4431 12 51 0,839,962 $7,631,957 
Home Furnishing Stores4422 $7,720,554 55,756,751 

Home Centem441 1 $20,951,297. $16,572,552 
Bode Slwes-451211 $2.953.242 $2,035,740 

Far Wastam Bailey's Route 11 HyMa SE Washington Southern 
Retail Categories Alexandria Crossroads Franamia Huntington Valley Oxon Hill DC Downtown DC 

In-Line Compui.on Ratatlsn 
Clothing Slwes-4481 

MARKET 
AREAS 

FoodLBewrage , 

FulCSwim RaPtaurants-7221 
Limited Senrice Eating PI-7222 

Drinking Plates Alccholic Beverages-7224 

Neighborhood R&ller~ $139,935,013 5102,591,793 
Supermeet Grocery 4451 1 572828.798 553,348,487 

Pharmacies and Drug Stmen4481 1 $32,911,176 $24,406,544 

TOTALS 

SOURCE: RCLCO; IexpresslClaritas, Inc; MWCOG. Round 7.1 Cooperative Forecasts 
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Exhibit 22B 

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

OCTOBER 2008 

Mt Crystal City/ Western Shidingtd 
Retail Categories City of Alexandria Arlington County VemordBmddodc Pentagon City Old Town1 Carlyle Alexandria Fairlington Columbia Pike RosslynlBallston 

Major Compulson Retailers $606,754136 $964,627,710 $103.SS3.860 SlW,sOep7S $197,S06,479 $172,935,046 $174,308,218 $142,976,073 $324,459,507 
Department S w  Exduding Leased m e w 5 2 1  $227,645,584 S356,=283 538,816,331 $71,474,961 Vl.474.961 $65,701.589 $63,798,659 $56,244,818 s123,088.132 

Radii, Television, Elechoniccl Stored431 12 $56,741,339 S=,BP.405 $9,510,394 $17,890,261 $17,890,261 516,388,941 $15,851,925 $13,637,437 $31,713,650 
Home Furnishing Stms422  543,817,459 S9.574.651 57,637,598 $1 5,351,778 515,351,778 $12,022,761 S12.800,603 $9,500,554 SP.930.139 

Home Centers441 1 $1 16.938.235 $182,813,171 520.978.1 29 538,848,982 539.846.962 $33,230,860 $35,905,160 526,641,746 $55,754,881 
Book S ~ 1 2 1 1  $1 6,296,995 526,901,356 $2.582.463 8390.710 8390,710 $4.602.907 $4,753,978 53,584,067 $9,873,373 

Inline Comparison Retailers 
Cblhing Storea-4481 

F o o d 6 B ~ ~ a O .  
FulCSenrice RestamW-7221 

Limited Sarvim Eating PI-7222 
Drinking Places Alcoholic Beverages-7224 

Neighborhood ReaameRi 
Supermarket, Gmceq  -4451 1 

Pharmacies and Drug SUwes-44611 

TOTALS 51~908,539~983 =97%338,983 5591,572,941 5591,572,941 $65S,OOq845 $535,430,253 $475,300,489 $l,OwoJ8.617 

Major Compulsca Retallen $l17,640,7S8 591,837,634 
Department Stores Exduding Leased Departments4521 $46,106,429 535,408,832 

Radio. Television. Eleebmiccl Stores-4431 12 $11,185,210 $6,431,498 
Home Furnishing Store64422 57,966,450 $6,359,842 

Hame Centers-4441 1 $21,624,777 518,308,729 
Book S ~ 1 2 1 1  $3,047,301 $2,249,008 

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

lnline Comparison Retailers 
Clothing storea-4481 

TOTAL OF 
MARKET AREAS 

F o o d L ~ g e  
FulCSenrke Restaumts-7221 

Limited Service Eating Places-7222 
Drinking Places Alcoholic Beverage-4 

Neighborhood Retailers $144,391,882 $113,33S,539 
Supermarket. Gmcery -4451 1 $75,148,363 $58,937,395 

Pharmacies and Bug Slorss-44811 $33,959,383 SX663.428 

TOTALS 

SOURCE: RCLCO; lexpresdclaritas, Inc; MWCOG, Round 7.1 Cooperative Forecasts 



Exhibit 23A 

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

OCTOBER 2008 
1 ' i  

Retail Categories City of Alexandria Arlington County 
Mt. 

VemonlBraddodc 

(57070.002,~) 
(575.800.624) 
(51,238,527) 
5343.772 

$19,545,942 
m m . = l )  

Crystal City1 
Pentagon City 

Western 
Alexandria 

Otrwzlw) 
(tdl.aC2.2&4). 
($1 1,548.316) 
($24.1 11,754) 
(542,234,682) 
52,583.1 81 

Shirlingtonl 
Fairlington 

5135,904.642 
$52,448,613 
59,089,221 
51 1,054.61 1 
$34,466,149 
$2.272.433 

Old Town1 Carlyle 

Olol,=&w) 
520.451.691 
(59,921,374) 
($80,979,393) 
$17,640,455 
( S l s w 2 m  

Columbia Pike 

S4759P88 
330.49~,208 
58,097,621 
$7,779,233 
522,926,610 
53,084,303 

$37,544,766 
519,708,790 

S45,5ssAS3 
522,049,215 
$19,174,653 
54,331,626 

$51,250,356 
$32,720,167 
$7,622,123 

522$.106,103 

Major Comparison Retailers (5235,757,450) 5233,555,956 
Department Stores Exduding Leased Departments4521 ($96,402,123) (*L2,244,608) 

Radii. Television. Elecbwrics Stores-4431 12 (59,683,276) $7,440,332 
Home Furnishing Stores4422 ($76,674,054) ($26,540,560) 

Home Centers-4441 1 $1 6.n8.243 $1 57.937.293 
Book StMes-451211 (5608.745) 54,742.81 0 

In-Line Comparison Retallenr 
Clothing Stores-4481 

Food a Beverage (r*-) (s=,Wn1) 
FullService Restaurants-7221 (S69.222,429) (549,271,575) 

Limited SeNice Eating PI-7222 $40,364,701 $3,979,537 
Drinking Places Alcohob Beverages7224 51 9,543,679 517,067,267 

Neighbomood Retailers 512838,463 WVUT)  
Supermarket, Gmcery 4 5 1  1 (525,061,146) (S'3Sf5.66)) 

Pharmades and Drug Slaes-44611 $23,666,270 $51.523,W 

TOTALS (*arurun) flCP)L41#q 

Far W e m  Bailey's Route 11 Hybla SE Washington Southern TOTAL OF 
Retail Categories Alexandria Crossroads Franconia Huntington Valley Oxon Hill DC Downtown DC MARKET AREAS 

Major Comparison Retailers 57,922,363 (So*W342) 
Department St- Exduding Leased Departments4521 $1 1,843,385 $8,461,151 

Radii. Television, Eledbonics Stores&112 (rrS3.W) (S31.O93,182) 
Home Furnishing Stores4422 mmm) (59,017.975) 

Home Centem4441 1 $20,957,297 516,572,552 
Baolc SW-451211 $1,010,072 ($12,817,925) 

(u&-.lW 
#am@) 
(orra4,sTI) 
$2,ess,la2 

mar- 
(- 

rn67n-m 
#am=) 

510,471,942 
s12309.594 
(53,8cQ.521) 
$1,964,870 

(tlUtORt0) 
W.a.14146) 
%on,W 

(04uUn3 

InUne Comparison Retallen 
Clothing Storeb4481 

Fwd a Bewrage 
FulFService Restaurants-7221 

Limited Eating Places-7222 
Drinking Places Alcoholic Beverages-7224 

Neighbomood Retailers 
Supermarket. Gmcery -I451 1 

Pharmacies and Drug Slaes-44611 

TOTALS 

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

gap-08 
04-1 21 72.00 
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Exhibit 23B 

HOUSEHOLD RETAIL DEMANDSUPPLY GAP ANALYSIS SUMMARY, 2020 (MWCOG HOUSEHOLD DATA) 
CITY OF ALEXANDRIA, ARLlNGTON.COUNTY, AND MARKET AREAS 

OCTOBER 2008 

M t  Crystal C i  
Arlington County VernonlBraddock Pentagon C i  

Western 
Alexandria 

Shidingtonl 
Fairlington Columbia Pike RcsslynlBallston I Retail Categories City of Alexandria Old Town/ Carlyle 

Major Comparison Retailem ~~~~ 
Department Stores Exduding L d  DepatIments452l (r.mAlq 

Radio. Television. Eledronii Stores-4431 12 ($2,741,658) 
Home Furnishing Storas4422 (571,313,514) 

Home Cmtm4l411 S33.084.234 
Book Slores-451211 $1,384,997 

InUne Comparison Retailers 
Cbthing Stores4481 

Food h hverage $26,862,074 
FulCService Restauranb7221 ($45:900,458) 

Limited Service Eating Places-7222 $80.494.644 
Drinking Places Alcohoh Bwwages-7224 $22,267,888 

Neighborhood Retallem 
Supmarket Grocery -4451 1 

Pharmacies and Drw Stcms44611 

TOTALS $24,601,521 

Far Western Bailey's Route 11 HyMa SE washington Southern TOTAL OF 
Retail Categories Alexandria Crossroads Fmnconia Huntington Valley Oxon Hill DC Downtown DC MARKET AREAS 

Major Comparison Retailers $11,553,541 (S6,179,575) 
Department Stores Exduding Leased Departments4521 $13,066.528 $1 1,838,705 

Radii, Television, Eleclmaks Stores443112 (56,=.2ss) (530,293,841) 
Home Furnishing Slores-4422 (53,m2,=1 (W.414,W) 

Home Centers-4441 1 521,624,777 $14308,729 
Book Stores45121 1 $1,104,131 ($12,604,857) 

In-Line Comparison Retailers 
c w i  Slores-4481 

Food h Beveraga $49,866,767 (S24922-1) 
FulCService Restaurants-7221 $28,997,885 (U6.leS.sgS) 

Limited Service Eatin3 Places-7222 $1 6,787,075 $231,828 
Drinking Placas Alcoholic Beverages-7224 54,071,807 $3,027,107 

Nelghbori~ood Retailers 
Supermarket. Grocery -4451 1 

Pharmacias and Drug Stasad461 1 

TOTALS 

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



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 201 0 2020 2008 - % Office 
Zip Code Office 2008 2020 Employees Employees Employees Employees Employment 

Alexandria 

Arlington 

Mount VernonlBraddock 

Crystal Cttyffentagon City 

Old TownICarlyle 

Western Alexandria 

ShirlingtonIFairlington 

Columbia Pike 

Rosslyn-Ballston 

Far Western Alexandria 

Bailey's Crossmads 

Franconia 

Huntington 

Route 11 Hybla Valley 

Oxon Hill 

SE Washington, DC 

Southern Downtown DC 

11 RCLCO used best fh 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. 

21 Assuming 250 SF per employee for 2008 office occupied space; 2020 office employment assumes similar % of office to n o n d c e  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 8 COMPARISON 

Retail Categories BARS GOODS ACCESSORIES GOODS TOTALS 

Expenditures per Office Employee 11 $1,886 $1,426 $1,058 $1,058 $5,428 
% of Employment Spending From Outside of Market Areas 21 60.0% 

Net Expenditures per Office Employee $1,132 $856 $635 $635 $3,257 
% of Expenditures Spent by Non-Office Workers 31 50.0% 

Net Expenditures per Non-Office Employee $566 $428 $317 $317 $1,628 

Total Office Total Non Office 

Major Comparison Retailers 0.0% 0.0% 40.0% 70.0% $698 $349 
Department Stores Excluding Leased Departments4521 0.0% 0.0% 40.0% 20.0% $38 1 $1 90 

Radio, Television, Electronics Stores4431 12 0.0% 0.0% 0.0% 10.0% $63 $32 
Home Furnishing Stores4422 0.0% 0.0% 0.0% 5.0% $32 $1 6 

Home Centers-4441 1 0.0% 0.0% 0.0% 5.0% $32 $16 
Book Stores45121 1 0.0% 0.0% 0.0% 10.0% $63 $32 

In-Line Comparison'Retailers 
Clothing Stores-4481 

Food 8 Beverage 100.0% 0.0% 0. OYO 0.0% $1,132 f 566 
Full-Service Restaurants-7221 45.0% 0.0% 0.0% 0.0% $509 $255 

Limited Service Eating Places-7222 45.0% 0.0% 0.0% 0.0% $509 $255 
Drinking Places Alcoholic Beverages-7224 10.0% 0.0% 0.0% 0.0% $113 $57 

Neighborhood Retailers 
Supermarket, Grocery -4451 1 

Pharmacies and Drug Stores4461 1 

TOTALS 100.0% 100.0% 100.0% 100.0% $3,257 $1,628 

11 Office worker weekly expenditures from ICSC 2003 "Office Worker Retail Spending Patterns" 
21 To 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; lexpresslClaritas, 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 

Ml. Crystal City1 Western Shirlinglonl 
Retail Categories City of Alexandria Arlington County VemonlBraddock Pentagon City Old Town1 Carlyle Alexandria Fairlington Columbia Pike RosslynlBallston 

Major Comparison Retailers 
Department Stores Excluding Leased Departments4521 

Radio. Television. Electronics Stores4431 12 
Home Fumishing Stores4422 

Home Centers4441 1 
Book Stores45121 1 

In-Line Comparison Retailers 
Clothing Stores4481 

Food (L Beverage 
Fuli-%~iCe Restaurants-7221 

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

Neighborhood Retailers 
Supermarket. Grocery 4 5 1  1 

Pharmacies and Drug Stores461 1 

TOTALS 

Major Comparison Retailers 510,287,069 
Department Stores Excluding Leased Departments4521 $5,611.129 

Radio, Television, Electronics Stores431 12 $935,188 
Home Furnishing Stores4422 $467,594 

Home Centers4441 1 $467.594 
Book Stores45121 1 $935.188 

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

In-Line Comparison Retailers $8,416,693 
Clothing Stores4481 $3.740.752 

TOTAL OF 
MARKET AREAS 

Food 6 Beverage $16,670,745 
Full-Service Restaurants-7221 $7,501,835 

Limited Service Eating Places-7222 $7.501.835 
Drinking Places Alcoholic Beverages-7224 $1,667,074 

Neighborhood Retailers $12,604,709 
Supermarket. Grocery 4 5 1  1 $5.041.884 

Pharmacies and Drug Stores-4461 1 $1,890,706 

TOTALS $47,979,217 

SOURCE: RCLCO; utilizing data in previous exhibits. 
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Exhibit 26B 

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

OCTOBER 2008 

Mt. Crystal City1 
VernonlBraddock Pentagon City 

Western 
Old Town1 Carlyle Alexandria 

Shirlingtonl 
Faidington I Retail Categories City of Alexandria 

Major Comparison Retailers $73,037,678 
Department Stores Excluding Leased Departments4521 $39,838,733 

Radio. Television. Electronics Stores4431 12 $6,639,789 
Home Furnishing Stores4422 $3.31 9.894 

Home Centers4l411 $3.31 9,894 
Book Stores45121 1 $6,639,789 

Adington County Columbia Pike 

In-Line Comparison Retailers $59,758.100 
Clothing Stores481 $26,559,156 

Food it Beverage $118,561,454 
FullService Restaurants-7221 $53,262,654 

Limited Service Eating Places-7222 $53,262,654 
Drinking Places Alcoholic Beverages-7224 $1 1,836,145 

Neighborhood Retailers $89,492,807 
Supermarket, Grocery -4451 1 535,797,123 

Pharmacies and Drug Stores-44611 $13,423.921 

TOTALS $340,650,038 

Far Western Bailey's Route 11 Hybla SE Washington Southern TOTAL OF 
Retail Categories Alexandria Crossroads Franconia Huntington Valley Oxon Hill DC Downtown DC MARKET AREAS 

Major Comparison Retailers $1 3,227,395 
Department Stores Exduding Leased Departments-4521 $7,214,943 

Radio, Television, Electronics Stores4431 12 $1.202.490 
Home Furnishing Stores-4422 $601,245 

Home Centers4l411 $601,245 
Book Stores451211 $1,202.490 

In-Line Comparison Retailers $10,822,414 
Clothing Stores4481 $4.809.962 

Food (L Beverage $21,435,699 
Full-Service Restaurants-7221 $9,646,065 

Limited Service Eating Places-7222 $9,646,065 
Drinking Places Alcoholic Beverages-7224 $2,143.570 

Neighborhood Retailers $1 6,207,480 
Supermahet. Grocery 4451 1 $6,482,992 

Pharmacies and Drug Stores-4461 1 $2.431.122 

TOTALS $61,692.989 

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 City1 Western Shirlingtonl 
Retail Categories City of Alexandlia Arlington County VernonIBraddock Pentagon City Old Town1 Cadyle Alexandria Fairlington ~o iumbia  Pike RosslynIBallston 

Major Comparison Retailers 
Department Stores Excluding Leased Departments4521 

Radio. Television. Electronics Stores4431 12 
Home Furnishing Stores-4422 

Home Centers4441 1 
Book Stores45121 1 

In-Line Comparison Retailers 
Clothing Stores4481 

Food 8 Beverage 
Full-Service Restaurants-7221 

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

Neighborhood Retailers 
Supermarket, Grocery 4 5 1  1 

Pharmacies and Drug Stores-44611 

TOTALS 

Major Comparison Retailers 
Department Stores Excluding Leased Departments4521 

Radio, Television, Electronics Stores431 12 
Home Furnishing Stores-4422 

Home Centers4441 1 
Book Stores451211 

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

In-Line Comparison Retailers 
Clothing Stores-4481 

TOTAL OF 
MARKET AREAS 

Food 8 Beverage 
Full-Service Restaurants-7221 

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

Neighborhood Retailers $160,166,704 $123,380.762 $128,412,754 $113,428,025 $147,837,575 $101,768,968 $254,567,307 $317,719,194 $2,874,376,855 
Supermarket, Grocery 4 5 1  1 $81,764,216 $62,279.664 $63,375,580 $55,568,195 $74,904,250 $52,889,787 $137,208,454 $744,339,095 $1,386,990,695 

Pharmacies and Drug Stores-44611 $36.541.977 $27,975,778 $29,140,448 $27,167.210 $34,530,239 $24,123.670 $60,970,799 $66,316,086 $634,846,734 

TOTALS $465,954,275 $362,145,694 $392,189,247 $337,214,856 $423,651,687 $278,351.565 $651,784,599 $1,069,787,495 $8.588.177.971 

1IAssumeS a range Of % additional demand on top of household and office demand: Major Comparison Reta~lers. 10%: In-L~ne Comparison Retailers, 10%; Food and Beverage, 20%; Neighborhood Retailers, 5%. 
SOURCE: RCLCO; utilizing data in previous exhibits. 
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Exhibit 27B 

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

OCTOBER 2008 

I Mt. Crystal City1 Western Shirlingtonl 
Retail Categories City of Alexandria Arlington County VernonlBraddock Pentagon City Old Townl Carlyle Alexandria Fairlington Columbia Pike Rosslyn/Ballston 

Major Comparison Retailers 
Department Stores Excluding Leased Departments-4521 

Radio, Television, Electronics Stores-4431 12 
Home Furnishing Stores4422 

Home Centers4441 1 
Book Stores45121 1 

In-Line Comparison Retailers 
Cbthing Stores-4481 

Food &Beverage 
FuliService Restaurants-7221 

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

Neighborhood Retailers 
Supermarket, Grocery 4 5 1  1 

Pharmacies and Drug Stores-4461 1 

TOTALS 

Major Comparison Retailers $143,955,012 $115,180,335 $142,227,400 $114885,203 $163,113,323 5101,969,665 $200,385,607 $349,560,231 
Department Stores Exduding Leased Departments4521 $58,653,509 $46,670,573 $50,837,627 $43,705,654 $60,744,343 $40,459,777 $86,606,893 $152,128,409 

Radio, Television, Electronics Stores431 12 $1 3,626,470 $10,561.824 $1 1,920.281 $10,922.815 $14,217,237 $9,177,654 $18,853,208 $32,237,383 
Home Furnishing Stores422 $9,424,465 $7.639.414 $10,949,637 $8,032.796 $1 1,867,777 $6,712,987 $1 1,703.883 $21,663,339 

Home Centers-62411 $24,448,625 $20,783,193 $33,153,464 $19,764,632 $55,752,493 $21,569,999 $35,973.419 $50.973.964 
Book Stores45121 1 $4,674,771 $3,761,085 $3,679,264 $3,372,723 $4,114,725 $2.205.320 $4,641.014 $1 7,473,429 

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

In-Line Comparison Retailers $66,608,205 $62.875.7?6 555,741,181 548,343,735 $65,050,739 $43,724,896 $92,832,163 $192,127,389 
Clothing Stwes-4481 $37,422,664 $29,372.376 $31.712.873 $27,392,166 $37,380.833 $25,449,860 $54,821,468 596,235,816 

TOTAL OF 
MARKET AREAS 

Food & Beverage $105,663,913 $84,654.178 $80,378,106 $76,592,676 $97,364,454 $62,897,146 $137,263,187 $346,689,718 
Full-Service Restaurants-7221 $51.926.727 $41,369,161 $40,058.843 $38,495,563 $48,534,733 $31,040,063 $67,483,641 $163,507.810 

Limited Service Eating Places-7222 $46,900,270 $37,660,667 $35,362,560 $33.385.526 $43,063,677 $28,368,534 $62,464,086 $154,157,209 
Drinking Places Alcoholic Beverages-7224 $6,836,315 $5,624,349 $4,956,704 $4,711,586 $5,706,044 $3,488,550 $7.31 5,260 $29,024,698 

Neighborhood Retailers $176,659.299 $142,022,389 5145,245,039 $130.180.652 5187,916,957 $128,762,477 $297,126,284 $417,143.498 
Supermarket, Grocery 4 5 1  1 $89,741,491 $71.770.692 $71,599.253 $64,883.21 0 $95,236,438 $66,819,954 $160,043,198 $191,349,571 

Pharmacies and Drug Stores4461 1 $40,029,555 $32,262.105 $32,831,430 $31,143.586 $43.91 1.426 $30,450,695 $71,097,027 89,060,943 

TOTALS $492,886,428 $394,732,677 $423,591.725 $368,802,265 $513,445,472 $337,354,184 $727,607,241 $1,305,520,837 

1IAssumes a range of % additional demand on top of household and office demand: Major Comparison Retailers, 10%; In-Line Comparison Retailers, 10%; Food and Beverage, 201; Neighborhood Retailers, 5%. 
SOURCE: RCLCO: utilizing data in previous exhibits. 
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Exhibit 28 

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

OCTOBER 2008 

I Mt. Crystal City1 Western Shidingtonl 
Retail Categories City of Alexandria Arlington County VernonlBraddock Pentagon City Old Town1 Carlyle Alexandria Fairlington Columbia Pike RosslynlBallston 

Major Comparison Retailers 
Department Stores Excluding Leased Departments4521 

Radio. Television, Electronics Stores4431 12 
Home Furnishing Stores4422 

Home Centers4441 1 
Book Stores45121 1 

l n l i ne  Comparison Retailers 
Clothing Stores4481 

Food b Beverage 
FuilService Restaurants-7221 

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

Neighbohood Retailers 
Supermarket. Grocery 4451 1 

Pharmacies and Drug Stores4461 1 

TOTALS 

I Far Western Bailey's Route 1 I Hybla SE Washington Southern TOTAL OF 
Retail Categories Alexandria Crossroads Franconia Huntington Valley Oxon Hill DC Downtown DC MARKET AREAS 

Major Comparison Retailers 
Department Stores Exduding Leased Departments4521 

Radio. Television, Electronics Stores4431 12 
Home Furnishing Stores4422 

Home Centers-44411 
Book Stores45121 1 

In-Line Comparison Retailers 
Clothing Stores4481 

Food b Beverage 
Full-Service Restaurants-7221 

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

Neighborhood Retailers 
Supermarket. Grocery 4451 1 

Pharmacies and Drug Stores44611 

TOTALS 

SOURCE: RCLCO; IexpresslClaritas. Inc. 
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Exhibit 29A 

TOTAL RETAIL DEMANDSUPPLY GAP ANALYSIS, 2008 11 . .-v 

CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS . . 

OCTOBER 2008 

Retail Categories C i  of Alexandria 

MaJor Cornpariron Retailers (5113,48S,117) 
Department Stores Exduding Leased Departments-4521 ( ~ 7 7 5 , ~ )  

Radii. Television, Elecbmica Stores-443112 $1,.57l,132 
Home Furnishing Stored422 ($69,691,143) 

Home Centers44411 $32,178,687 
Book S ~ 1 2 1 1  57,096,019 

Mi. 
VernonBraddock 

(MM7.110) 
(570.61 5,498) 

(rn.fW 
$1,186,091 
521.631 244 
msm=m 

Crystal C i i l  
Pentagon City 

(Sln.2a2,qu) 
(5177.506.386) 
(535,288,0531 
($9,743.41 3) 
521,402,065 
$3,481 .W 

Western 
Alexandria 

~Sls2oal.Or7) 
(W,067,438) 
($9,306,388) 
(U2.668.057) 
(S38.932,1811 
$3,795,657 

ShirlingbV 
Fairlington 

51UO,861,766 
563,065,519 
$1 1.368.589 
$12,656,182 
538,288,309 
$3,478,854 

Arlington County 

$447,677,365 
580.40521 1 
527,064,710 
(514.567931 
$179,715,046 
$1 9,034,939 

Old Town/ Carlyle 

(W,-,m) 
550,493.128 
(54.460,rn) 
(557,761,711) 
$22.720.210 
52,980,844 

* 0 2 2 m  
($7,328,253) 

527,so1,034 
($14,310,387) 
$27.1 71.579 
514,639,842 

51 8,307,316 
$17,992,304 
$3.701.881 

512734,426 

InUne Comparison Retalers 
Cbthing Stores4481 

Food b Beverage 
Full-service Restaurants-7221 

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

Ndghborhood Retailen 
Supermarket, Grocery 4-51 1 

Pharmacies and D N ~  Slores-44611 

TOTALS 

Major Comparison Retailers $30,639,124 ( ~ 3 , l ~ ~ )  5107,116,773 534482331 ( I l W m  5167,709,111 $161;799,060 
De~rtment Stores Exdudii Leased Departments4521 $22,283,955 $1 8,988,979 $40,054.607 (t7.852.671) mnSS3,229) m717.m) 577.392565 $97,012,752 

Radii, Televisim Electronics Stores4431 12 (55,167,041) (529,112,836) $11,047,262 56,421,200 $172,676 ($W8,- $15,736,275 $20,136,224 
Home Fumishii Stored422 (t2.022,318) (57,=.725) 55,015,457 55.953.485 $314.013 SW71 ,a $4,494,904 56,828.846 

Home Centers-44411 $23,587,380 $18,838,382 530,8€6.304 518.083.540 (t131.474.073) (88'IYO.w $32,344,946 ($12.732,631) 
Book Stores-451211 $2,334,103 OSll.¶Ugol) 53,257,771 51,473,040 51,349,019 6207,945 $4,126,166 $2,963.309 

Far Western Bsiley's Route I1 Hybla SE Washington Southern 
Retail Categories Alexandria Crossroads Franwnia Huntington Valley Oxon Mil DC Downtom DC 

InUne Comparison Retailers 
Cldhing Slcmd481 

TOTAL OF 
MARKET AREAS 

Food b Beverage 582022144 $3,577,516 S40,198,254 $13,439,827 $4,2Ml,392 $25,791,803 5107,492,880 $61,4Sl,(lss 
FulCService Restaumnts-7221 $44,120,882 ($1 5,102,843) $ 10,524,750 $18,160,837 ($11,359,677) $19,618,169 $53,950,884 $65,716,068 

Limited Service Eating PI-7222 $31.165.423 $13,025,347 $24,754,329 (Scl,918,s41) $10,457,949 53.1 01.282 $48,458,245 ($15,615,102) 
Drinking Places Alcoholic Bevmges-7224 56,735.839 55,655,011 $4.919.175 $4,197,430 55,152.121 53,072,452 $7,083,752 S11.390.733 

Neighborhood Retailers $43,781,200 nnJUn) $54,128,688 $44,421.199 w) M l , S 7 3 )  $128,818,705 $110,572,382 
Supermarket. Gmcery -2451 1 529,958,697 (Sl17214.127) $8,018,601 $37.995.063 (S8%088,0S) P14SW.541) $72,148,291 562,157.841 

Pharmeues and Drug Stores4461 1 $21,004,531 $1 0,203,251 521,175,190 S2924,482 $4.491.888 $9.901.225 524,779,643 (Sl5,m6l2) 

11 Assumes a range of % additional demand on top of household arid office demand: Major Cornpison Relailers. 10%; In-Line Comparison Retailers. 10%; Food w d  Beverage, 213%; Neighborhood Retailers. 5%. 
SOURCE: RCLCO; utilizing data in previous exhibits. 



TOTAL RETAIL DEMANDSUPPLY GAP ANALYSIS, 2020 11 
CITY OF ALEXANDRIA, ARLINGTON COUNTY, AND MARKET AREAS 

OCTOBER 2008 

Mt. Crystal C i i  Western Shirlingtonl 
Retail Categories City of Alexandria Arlington Counly VernonlBraddodc Pentagon City Old Townl Carlyle Alexandria Fairlington Columbia Pike Rosslyn~Ballston 

Major Comparison Retailers (520,5lls4W 5612,573,827 M l S 7 )  rn,l#LIO 517,256,105 (SWW77fl1) 5169,290,138 $136,647,123 $249,902344 
Department Stores Exduding Leased Departments-4521 ($1 ,~~!i,251) 3145,843,963 m,Stl,m (8l44-w 572,699,759 (Sila,- 566,210.331 549,224,926 $117,653,961 

Radio, Telension, Electronii Stores-4431 12 $10,236,246 542,330,401 5604.667 (=.=&-) 5818,005 (56,802,965) 512,125,067 $12240.555 $34.629.71 0 
Home Furnishing Slow4422 (9s3~.W) (53,131,516) 5 1,750,392 @lWm ($53,432,593) (U0.=,278) 513,265,767 $10,492,840 (529,312,341) 

Home Centers441 1 $48,429,941 $208,078,858 523,197,380 $45,899,941 533,511.219 (534,147,568) 539,974,431 $29.744.71 1 566,287,233 
Book SloreJ-451211 $10,318,464 $25,062,227 (53,123.133) $5,996,789 $4,961.486 $4,638,415 $3,730,016 $4,820,054 57,404,703 

lnUne Canperlaan Retailers 
Cblhing Stores-4481 

Food & Beverage 
Full-Service Restaurants-7221 

Limited Sarvice Eating Places-7222 
Drinking Places Alcoholic B-gas-7224 

Neighborhood Retailers 
Supermarket., Grpcery -4451 1 

Pharmacies and Drug Stores-44611 

TOTALS 

Major Comparison Retailers 
Department Stores Exchiding Leased Departments-4521 

Radii. Television, Elemics  Stores-4431 12 
Home Furnishing Stores-4422 

Home Centers-44411 
Book Stores45121 1 

Far Western Bailey's Route 11 Hybla SE Washington Southam 
Retail Categories Alexandria Cmssmads Franconia Huntington Valley Oxon HiU DC Downtown DC 

Inl ine Comparison Retailers 
Cbthing Store44481 

TOTAL OF 
MARKET AREAS 

Food h Beverage 
FuiCServica Restaurants-7221 

Limited Sewica Eating Pkes-7222 
Drinking Places Alcoholic Beverages-7224 

Neighborhood Retailers 
Supermarkel. Grocery 4451 1 

Pharmacies and Drug Slores-44611 

TOTALS $229,922,630 [MWDH,fl)) $258,421,512 $124,855,746 (575,383.M) $20,966,610 5549,471,569 $679,046,473 

1lAssumes a range of % addiiional demand on top of household and office demand: Major Comparison Retailers, 10%; inline Comparison Retailers. 10%; Food and Beverage, 20%; Neighborbod Retailers, 5%. 
SOURCE: RCLCO; utilizing data in previous exhibits. 
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Exhibit 30A 

SUBJECT SITE CAPTURE RATE ANALYSIS, 2020 11 
TARGET MARKET AREAS 

OCTOBER 2008 

Mt. C~ystal C i l  Wsstem Shirlingtonl 
Retail Categories VernonlBraddodc Pentagon Ci Old Townl Carlyle Alexandria Fairlington Columbia Pike RodslynlBallston 

M4or conlpatkm Retallern 
Department Stores Exdudimg Leased Departments-4521 

Radio, Televislcn Ebc(ronics Stores-4431 12 
Hune Furnishing Stom4422 

Home Centem441 1 
Book Stoma451211 

InUne Comparison Retallen 
Cbthing Stwes-4481 

Remainder of In-Line Comparison 

Food b Brnrage 
FulCService Restaurants-7221 

Limited Service Eating Places-7222 
Drinking Places Alcdroh Bewages-7224 

Neighborhood Retallem 
SupermarkeC Gmcery-44511 

Pharrnades and D N ~  Stores-4461 1 
Remainder of Ne.- Retail 

Far Western Belleqs Route 11 Hybla SE Washington Southern 
Retail Categories Alexandria Crossroads Franconia Huntington Vallay Oxon HU DC Downtown DC 

Major Cornparlaon Retallera 
Deparbnent Stoms Exduding Leased Deparlments-4521 2.5% 1 .0% 25% 5.0% 25% 125% 7.5% 5.0% 

Radii. Television, EIedronii Slwas-443112 25% 1 .o% 25% 7.5% 7.5% 10.0% 10.0% 2.5% 
Home Fumishii Stores4422 5.0% 2.0% 5.0% 15.0% 15.0% 20.0% 20.0% 10.0% 

Hune Centem4411 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 
Book S ~ 1 2 1 1  5.0% 2.0% 5.0% 15.0% 15.0% 25.0% 10.0% 5.0% 

In-Une C#nporlron Retallen 
c w i  Stores-4481 

Remainder of In-Line C o m p a h  

Food 6 Boverags 
FuRSetvice Reaeurants-7221 

Limned Service Eating PI-7222 
Drinking Places Akohok Bwwages-7224 

Neighborhood Retallem 
Supermarket, -4451 1 

Pharmacies and Drug Stored461 1 
Remainder of Neighborhood Retail 

11 Based upon RCLCOs ady& of anrent and future competilhn, market. 
SOURCE: RCLCO; utilmng data in previous exhibits. 

capture rate 
121 72.00 
3012008 



Exhibit 308 

CAPTURED SUBJECT SITE EXPENDITURES, 2020 
TARGET MARKET AREAS 

OCTOBER 2008 

Mt. Crystal City/ Western Shirlingtonl 
Retail Categories Supportable SF I 1  TOTALS VernonlBraddock Pentagon Ci Old Townl Carlyle Alexandria Fairlington . Cdurnbia Pike RosslynlBallston 

M40r Comparison Retailers 
Department Stores Excluding Leased Deparbnents-4521 273,417 5164,050,471 522,077,607 541,376,743 531.974.561 51 1.744.934 57,486,538 55,035,092 $18,287,711 

Radii. TelevisioR ElecDonb Stored431 12 51.626 534975,137 54,281,723 55,953,963 54,867.838 53,806,494 51,821,863 5793.938 53,209,906 
Home Furnishing Stores-4422 83.776 s5%2sq967 58,392,097 59,477.620 $12,683,156 54,804,574 5?.894.284 51,088,940 $2,918,002 

Home Centers4441 1 0 8 SO SO SO SO SO So SO 
BookStores-451211 43.354 $26,012,473 $2.312.6S3 56,039,809 56,989.191 521 23.742 $1.502.721 5723.008 ~816,166 

I n U m  Canp8rlson Retallus 
c m i  Stores481 

Remainder of lWne Comparison 

F o o d L B ~ ~ f a g a  
FulCService Restauran&7221 

Limited Senrica Eatkg Places-7222 
Drinking Places Akoholic Beverages-7224 

Ndghborhood Retailers 
Supermarket, Grocery -4451 1 1 19,027 $59,613,310 516,150,916 519,129.717 56.51 7.645 52,392.017 63,167,273 52170,025 52,378,200 

Pharmacies and Drug Slores-44611 26,405 514202,287 55,760,028 53,035,274 51.852.906 t557,529 5498,995 5477.149 $0 
Remainder of Neighbomood Retail 66,895 $33,347,741 58,475,273 $12,852,522 54,442.881 51;263.506 51,795.073 5530.734 51,523,882 

Far Western Bailey's Route 11 HyMa SE Washington Southern 
Retail Catqches Alexandria Crossroads Franconia Huntington Vdley Oxon Hill DC Downtown DC 

Major Comparison Retailers 
Deparbnent Stores Exdudin9 Leased De~artments-621 51,468,338 $466.708 51,270.941 52,185,283 51,518,609 55,057,472 

Radio. Tdevlskn, E b n i c s  Stored431 12 s3QJ.882 5105.618 5298,007 5819.21 1 51,066,293 5917,765 
Home Furnishing Stores4422 5471.223 $1 52.788 5547.482 51,204,919 51,780,167 51,342,597 

Home Certkrd4411 SO SO So SO SO So 
Book Stores-451211 5233,739 575,222 51 83.963 5505.908 5617.209 5551.330 

Inane Comp8rlson Retailers 
Cb(hing Stores-4481 

Remainder of Inline Compahsm 

FoodLB.Mrage 
FulCServm R@aurm+7221 

Limited Sewia, Eating Places7222 
Drinking Places Alcohah Beverages7224 

Neighborhood Retailers 
Supermafket. Grocery 4451 1 

P h a r m d  and Drug Slores-44611 
Remainder of Neighborhwd Retail 

11 Based upon sales per quare foot thresholds: $6000 per SF for Major Compafison and Food and Bevefage; t500 per SF for In-Line Comparison and Neighbomood Retail. 
SOURCE: RCLCO; utilizing data in previous exhibits. 

site expend 
04-12172.00 

Printed: 10/30/2008 RCLCO ..., .. ..... ,...,.a .... Page 56 of 61 



Exhibit 30C 

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

OCTOBER 2008 

Mt. Crystal C i l  western Shirlingtonl 
Retail Categories VernonBmddock PwRapon City Old Townl C d y k  Alexandria Fairlington Columbia Pike RosslynlBallston 

Major- ReMlm 12.9% 23.2% 20.8% &3% 5.1% 2.8% 10.0% 

Inane Compuison ReMlm 16.4% 23.4% 182% 10.1% 5.7% 25% 6.4% 

FoodaBrmrga 13.2% 16.7% 26.3% 7.5% 4.3% 2 2 4  4 . m  

Neighbofiood R~~ 28.8% 330% 121% 4.0% 5.2% 90% 3.7% 

TOTAL RETAIL EXPENDITURES 15.6% 23.7% 10.9% 73% 5.0% 27% 7.2% 

Far Western Bailey's Rwte 11 Hybla SE Washington Southem 
Rstail Categories Alexandria Crossroads Franconia Huntington Valley Oxon Hill DC Dambm~~ DC 

Major Conparison Rahllers 

In-line h n p r h n  R.tlikn 

FoodaBevwaga 

TUTAL RETAIL EXPENDITURES 0.S 

SOURCE: RCLCO; utiling data in previous exhibits. 

% of expend 
' 12172.00 

P r i n t 4  3012008 



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 

RCLCO .m.IMIIuUI..tP Page 58 of 61 

trade areas-all 
04-121 72.00 

Printed: 10/30/2008 



Exhibit 316 

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 
trade areas-neighbor retailers 

" .12172.00 
l30M008 



Exhibit 32 

SUMMARY OF DEMAND FROM HOUSEHOLDS AND OFFICE ON SITE 
POTOMAC YARD SITES 

OCTOBER 2008 

Households on the Site Oftice Workers on the Site 

Retail Categories . 
Expenditure Retail Captured Expenditures Retail Captured 

s per HH Demand Capture Expenditures per Worker Demand Capture Expenditures 

Households on Site 
Office Space on Site 
Office Workers on Site 

Major Comparison Retailers 
Department Stores Excluding Leased Deparbnents-4521 $3,209 

Radio, Television, Electronics Stores-4431 12 $786 
Home Furnishing Stores-4422 $631 

Home Centers-4441 1 $1,734 
Book Stores-45121 1 $21 3 

In-Line Comparison Retailers 
Clothing Stores-4481 . 

Remainder of In-tine Comparison 

Food & Beverage 
Fuleervice Rest~urants-7221 

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

Neighborhood Retailers 
Supermarket, Grocery -4451 1 

Pharmacies and Drug Stores4461 1 

Remainder of Neighbahood Retail 

TOTALS 

RCLCO I.,..--..L Page 60 of 61 

on site demand 
04-1 21 72.00 

Printed: 10/30/2008 



Exhibit 33 

SUMMARY OF DEMAND PROJECTIONS 
POTOMAC YARD SITES 

OCTOBER 2008 

Demand from HHs % from On- 
Demand from Suppoflable Supportable Suppoflable 

Retail Categories and Office Site Sales per SF SF - Market SF - OnSite SF - Total 
Market Areas Workers on Site HHsMlorkers Thresholds Areas HHsMlorkers 

Major Comparison Retailers 

Department Stores Excluding Leased Departments4521 

Radio, Television, Electronics Stores4431 12 

Home Furnishing Stores422 

Home Centers441 1 

Book Stores451 21 1 

9.3% 
1 1 .1 O/o 

5.6% 

NIA 

5.1 % 

In-Line Comparison Retailers 

Clothing Stores481 

Remainder of In-Line Comparison 

Food 8 Beverage 

Full-Senrice Restaurants-7221 

Limited Senrice Eating Places-7222 

Drinking Places Alcoholic Beverages7224 

Neighborhood Retailers 

Supermarket, Grocery 4 5 1  1 

Pharmacies and Drug Stores4461 1 

Remainder of Neighborhood Retail 

TOTALS 

demand summary 
?I 72.00 

printed 3012008 
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F . 3  I. Overall Concept Plan 

1 1 ntroduct ion 

Intent of the Standards and Guidelines 

The Potomac Yard Design Standards and Guidelines are intended to  provide 
requirements and guidance in written and graphic form for private and public 
projects in North Potomac Yard - Landbay F. Projects within Landbay F are 
required to  comply with all Design Standards and are strongly encouraged to  
comply with applicable Guidelines to  ensure that the built environment exhibits the 
highest standard of architectural design and sustainability. 

The North Potomac Yard Small Area Plan is the overarching policy document that 
guides development within Landbay F. This document augments the North 
Potomac Yard Small Area Plan, the CDD Concept Plan and CDD conditions and 
provides specific requirements for future spaces and buildings within North 
Potomac Yard. Buildings, open space and the public realm will be evaluated based 
on compliance with the applicable approvals, requirements and this document. 

Development Principles 

The following general design principles shall be applied as part of the 
development review process for each building and/or block: 

General 

A mixed-use development and concentrations of density and height at 
strategic locations, including adjacent to  the metrorail station. 
Identifiable neighborhoods and a retail core on East Reed Avenue, Main 
Line Boulevard, connections to  the metro station, and to  Landbay G. 
Improvement and enhancement of the Route  frontage. 
Development of an orthogonal street grid pattern. 
A recognition ofthe history of the site should provide educational 
opportunities and inspire creative development and design forthe 
open space, public spaces and buildings. 



General-Continued 

lntegrate sustainability practices into site design, building construction, and operational strategies. 
Create a varied mixed use urban environment for each neighborhood that attracts residents, employees and visitors to  shop, play, recreate, work, and experience of 
Potomac Yard as a local and regional destination. 

Open Space 

1.8 Use of parks as a plan defining element in each neighborhood. 
1.9 Create extensive open space opportunities, access to  Four Mile Run trail connections and view corridors 
1.10 Attention t o  design of landscape elements as an extension to the building form, with creative and distinctive design fitting the varied settings and history of North 

Potomac Yard, and the intended programs for active and passive use. 

Streets 

1.11 A hierarchy of streets. 
1.12 Integrate appropriate levels of on- and off-street parking within the overall development, meeting functional requirements while creating a buffer for pedestrians and 

minimizing the need for underground and/or structured parking. 
1.13 Design streetsthat are pedestrian friendly. Streets need to be designed as low speed, local serving streets that enhance bicycle and transit use. 
L Use of innovative green and sustainable materials and design forthe streets and sidewalks 

Public Realm 

215 A pedestrian-oriented environment. 
1.16 Incorporate the provision of safe, efficient, and convenient pedestrian and bicycle circulation systems that connect activity areas, transit hubs, and open spaces and 

provide public access to Four Mile Run. 
1.17 Sidewalks should be given careful consideration and detail to s'upport the walkability and sustainability of North Potomac Yard. 

Buildings 

1-18 Create an urban building scale and relationship between buildings, streets and open spaces that ensures and maximizes walkability, creates compact development, 
and maximizesthe use oftransit and the Metrorail station. 

g Select appropriate building materials, textures, facades, and treatments that work together to  establish a high quality urban environment. 
220 Use variety in building materials, orientation, and dimensions to create an interesting and varied skyline. 
1.21 Achieve a balance between the retention and enhancement of natural resources adjacent to Four Mile Run. 





Crescent Gateway 
Neighborhood 

The Neighborhood 

The defining element of this neighborhood will be the 2.5 acre 
crescent shaped park that will be a gateway to  the City from Potomac 
Avenue and will also provide a "residential address" and park frontage 
for this predominately residential neighborhood. The buildings 
adjacent to  the crescent shaped park are required to be curved to  
reinforce the curved shape of the park. The park and neighborhood 
will have views of the Nations Capitol and the Potomac River. A 
school site is reserved within the neighborhood, which, if constructed, 
will reinforce the residential character of the neighborhood as well as 
helping to activate the park. 

The blocks fronting onto Four Mile Run provide the City with an 
opportunity to  reclaim a part of its watetfront as envisioned by the 
Four Mile Run Master Plan and accom~anvina Design - Guidelines. 

The neighborhood will reflect the spirit of the city's traditional open 
space oriented neighborhoods and create a unique and desirable place 
to live within North PotomacYard. 

The Street and Block Plan 

The Street and Block Plan will primarily orthogonal, except in curved 
street (Crescent Place) adjustment tothe Crescent Park. A portion of 
this neighborhood contains Water Street. (See Figure 3) 



The Neigh 3, ood Parks 

Crescent Park 
J 
F * 

This 2.5 acre park is required to be located in the northeastern portion of the 
neighborhood and serve as a focal element of the neighborhood and a connection 
t o  the adjoining Landbay-K. This park is required to  be crescent shaped and 
incorporate a water-storm water amenity as part of i t s  design. No more than 50% 

3 
of the park may be occupied for water-storm water amenities. The southern 
portion ofthe park will be bordered by a street with on street parking on the 
building side. A prominent location in the Crescent Parkshould be reserved for a 
possible civic use. The enhancement of additional open space, less impervious 
surfaces, and elimination of the surface parking, additional landscaping, and trails 
will helpto revitalize Four Mile Run. 

As part of the Four Mile Run improvements, the bridge crossing Four Mile Run will 
be required to be incorporated as part of the open space design. There is additional 
City owned land north of this bridge, which is required of this developer to  be 
designed and developed to enhance the visual, open space, and recreational 
qualities of this neighborhood. 

Other Parks--0aen S~ace 

In addition to the Crescent Park, a ground level 
open space park is required to be located on the 
central portion of Blocks 2 and 5 as well as the 
internal portions of blocks 6 and 9. The open space- 
parks are required to be publically accessible 
through the provision of a perpetual public access 
easements. Units and uses adjacent t o  the park are 
required to provide active uses and entry ways from 
the park frontage to the greatest extent feasible. 



The Buildings I 
The neighborhood is intended to be a primarily residential neighborhood, ranging 
from townhouse scale elements at the street t o  larger multi-family buildings. The 
building types for this neighborhood will consist of predominately medium and 
large multi-family buildings. The tallest building within the neighborhood is 250 
feet which is permitted on Block 2 to screen the electrical substation and provide a 
visual terminus for Main Line Boulevard. The tallest buildings are located within 
the central portion of the site to enable the adjoining buildings to  "step-down" in 
height to  Route 1 and the George Washington Memorial Parkway. 

Because of the height of Block 2,3,4 and 5, the skyline ofthese buildings will be 
important, and it is essential that these blocks comply with the building top-skyline 
requirements (Section 6, pg 56). 

Block 3 is required to be angled (See overall Concept Plan) to create a gateway 
building form and open space on Route 1 It is anticipated that redevelopment on 
the western side of Route 1 could provide a similar gateway treatment as part of 
the redevelopment of the properties. 

Parking and service are required to  be from internal alleys and in no case is parking, 
loading, andlor service uses permitted to  front onto the Four Mile Run park-open 
space frontage (see the FourMile Run Desian Guidelines) for applicable 
requirements adjacent to Four Mile Run. 



arket 3 strict Neighborhood 

Neighborhood 

ring as a primary local and regional retail shopping destination 
)in North PotomacYard, the neighborhood will include a mixture 
lops, offices, restaurants and possible civic uses and a central 
n space. 

retail core will have the most mixed-use of all of the 
jhborhoods, offering a range of housing choices t o  residents in 
ition t o  ofice and the local and regional retail uses. 

Street and Block Plan 

street and block plan will be orthogonal. The extension of Reed 
nue t o  Potomac Avenue is required and will be a full signalized 
rsection on Route i and Potomac Avenue. New Street B and New 
!et C are signalized intersections and their designation as a "C" 
ets will enable these streets to  function as a primary road for 
?ss to  the significant amount of retail with in the neighborhood. 
v Street C and New Street B form the outside perimeter of the 
jhborhood. New Street D- an important visual and physical 
idor between the two parks, is located on the eastern portion of 
neighborhood. 
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Metro e 2 uare Neighborhood 

The NekJhboltlood 

This neighborhood will be located adjacent to  the metrorail station, 
one of only two infill stations to be constructed since the creation of 
the metrorail system. A defining element of the neighborhood is the 
approximately one acre open space plaza surrounded by streets and 
buildings on each of the four sides. 

Because ofthe proximityto the planned metrorail station, this 
neighborhood is one with higher density, that includes generally 
continuous building frontages. The uses planned for the 
neighborhood are predominantly office, although it is essential that a 
mix of residential uses and ground floor retail be provided within the 
neighborhood. While a higher percentage of office use is required 
within the neighborhood, retail and entertainment uses are also 
required t o  ensure ground-level activity and add night time activityto 
balance the office use. The entertainment uses will capitalize on 
office parking that will not be as heavily used during evening hours. 

In addition to the metrorail station, dedicated transit (bus and/or . 

street car) will serve the neighborhood with stops focused around the 
future metrorail station which will function as a transit center for 
Potomac Yard, the adjoining neighborhoods and the City. 



The Street and Block Plan 

The street and block plan will primarily orthogonal, except in the location of the 
metro station and the metro square park. Potomac Avenue is curved, which aids in 
reinforcing the curvilinear nature ofthe park frontage. Evans Lane and New Street . 
D are angled to  frame the park. Evans Lane is an important pedestrian pathwayto 
the metrorail station from the adjoining Del-Ray and Lynhaven neighborhoods. 
The median in Potomac Avenue is eliminated to minimize the pedestrian crossing 
to  the metrorail station. 

The Neighborhood Park 

The buildings surrounding the square parkare required to  be configured in 
footprint to  reinforce the square shape of the park. The Metro Square Park is 
intended to  be an urban park with a combination of active and passive uses. A 
portion of the park is intended to be a water-stormwater detention and serve as a 
visual extension of New Street D to connect the Crescent and Metro Square Parks. 

The Buildings 

Because of the existing FAA height restrictions, the majority of the blocks within 
this neighborhood will be similar heights ranging from approximately go t o  i~oft. ,  
resulting in a neighborhood that will be characterized by Washingtonian scale 
buildings. Many neighborhoods within great cities are comprised of neighborhoods 
with generally consistent heights framing beautiful streets. While four of the 
blocks will have similar heights, the remaining thirteen blocks within North 
Potomac Yard are required to have varied heights. 

Because of the similar heights within the neighborhoods, it is essential that the I 
curved forms of blocks adjacent to the metrorail station be expressed. The curved 
building forms are required to ensure that the area adjacent tothe metrorail station 
is a distinctive and memorable portion of the neighborhood and on Potomac 
Avenue. The horizontal building forms also present an opportunity to  incorporate 
the transportation future and railroad history through the expression of the 
buildings. 
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lute 1 Frontage 

e not a separate neighborhood, the Route 1 frontage is a visually 
ninent frontage forthe City and the region and will serve as the 
it door" for North Potomac Yard. As a gateway entrance for the 
,the image of Route I will be improved with the streetscape and 
iing requirements. Buildings and uses are required to  provide 
tages on Route 1, including the provisions of front doors, 
yways and retail uses. 

moderate heights on Route 1 are proposed t o  provide a transition 
ale to  the established neighborhoods of Lynhaven, Hume Springs 
Del Ray. 

te 1 is designated as an "A" Street within the street hierarchy, 
:h requires the highest level of architectural treatmentsfor the 
des, and prohibits buildingsfrom turning their "backs" on Route 1. 
buildings will be setbacka minimum of 25feet from the curb on 
te 1, providing a double row of street trees and a lof t .  wide 
~ a l k  on the frontage similar to the Route I frontage on the 
~inder of the Yard. The street trees will need to  be coordinated 
existing underground 230 KV line which is located along the 
-e Route I frontage. In addition to  the highest quality of 
itectural facades, and entry ways, the buildings on Route I will be 
ired to  provide significant window openings, transparency and I 
re uses for the Route 1 facades 





A. Framework Streets - Street Hierarchy Figure 8. Street Hierarchy Plan 
rrrrrr 

A hierarchy of streets is required to maintain a high-quality street environment and 
address a variety of needs-from the most prominent pedestrian and vehicle streets, t o  

, 

streets which provide parking and service access and functions. The streets vary in width 
depending on their function and scale of the adjoining buildings. 

"A" streets are the most prominent, and create an "address"for the important buildings 
.- 

in each neighborhood. "B" streets connect "Af1 streets to  each other and to service streets, 
and provide pedestrian and vehicular circulation for each of the neighborhoods. "C" 
streets provide a means of access and service entries to  alleys as well as tertiary streets for 
the neighborhoods. "C" streets are the least public in nature of all of the streets and, 
therefore, the least restrictive in design. The "C" streets allow the 'A" and "B" street 
frontages to  function as more public primary streets. Internal alleys are required for each 
block to  enable the loading, servicing and other vehicular functions to  be located away 
from the pedestrian realm. - 

- 
, I  

Standards 

3.3 On "A" Streets 
Curb cuts, entrances to parking garages and service bays are prohibited. 'A" 
streets are subject to  the highest design standards: 

r r r s 8 a a 8 8 ~  , Buildings shall front the street. ,. 

' 'V  111  Active uses shall be located on all street frontagesfor all levels. 
The highest quality of architectural fa~ade and streetscape treatment shall 
be used. b r r b L r  . . 

3.3 On " B" Streets 
Buildings shall front the street. 
Active uses shall be located on all street frontages for all levels 
A maximum of one curb cut per blockshall be permitted on each side of the 
street. This curb cut shall be forthe central alley, and only ifthe curb cut 
cannot be located on a "C" Street. 
Main building and pedestrian entrances shall be located along B street 
frontages unless adjacent to a 'A" street. 
A high quality of architectural fasade treatment is required. 

w OnnC"Streets k 
Curb cutsfor internal alleys and service should be located on these streets, 

L' ..v;q 
I ., , , , unless infeasible. 

All access to service and garages shall be from an internal alley within each 
of the blocks. 1-- 

that they will provide shared access for adjacent properties and buildings 
The internal alleys shall be designed and constructed in a manner to ensure B;l \ .m 
within the block. 

3.5 Locate and screen utility boxes, meters, and surface transformer switching pads 
within the central alleys to  minimize their visual impact. Coordinate their location 
with the respective utility company early in the site plan review process. each block -. a- 

. . 

-- - - - - - A -- . - - - - - - - - -- - 3 - - -- 



Pel. 1 ed - Required Block Sizes 

One of the measures to ensure that Landbay-F will develop as an urban, 
pedestrian-oriented series of neighborhoods is to  require urban, human scaled 
blocksizesfor each ofthe neighborhoods. Through the placement of the required 
framework streets, the block sizes are generally 300 feet by300 feet or roughly the 
size of blocks within the surrounding communities of Old Town, Lynhaven and Del 
Ray, which are used as national planning models due totheir block size and 
associated walkability. For comparison purposes, the block sizes within the 
adjoining Crystal City development are approximately 600 x 6ooft, which creates 
unurban megablocks within the development. 

It is likely that the plan area will take 20 to30 years to fully implement the vision of 
the Plan.. Overthis period, it will often be more expeditious or cheaper to  create 
larger "mega blocks" to accommodate development or different uses throughout 
the redevelopment ofthe site. However, similarto Old Town, Del Ray and Carlyle, 
the North Potomac Yard Plan and this document require that development occurs 
wittiinthe established street grid. While the North Potomac Yard Small Area Plan 
acknowledges the need for some flexibility, block sizes and the framework street 
location is not an area where flexibility should be permitted. 

Standards 

The CDD Concept Plan requires block sizes to  be approximately 300 x 
3ooft. (See Figure 2) as generally depicted in Framework Streets and Block 
Plan 

Figure g. Block Comparisons 

Norlh Potomac YYd Hock 



C. General Land Use Plan 

The land use plan requires certain usesfor certain blocks, although the majority of 
blocks are intended to  be flexible and permit office and/or residential uses. See 
Figure 7 forthe required ground floor retail uses. 

Standards 

3.7 Residential Use is required for Blocks 2,5, and 6 
3.8 Hotel use is required for Block 3 

3.9 Office use is required for Blocks 1~,1~,16,18,20, and 21 

3.10 Blocks 7, 8, 9, lo, 11, 12,17, 22, and 23 are permitted to be office andlor 
residential. The final use will be determined as part of the development 
review process for each block. 
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Figure 10. General Land Use Plan 



Rt 7 ., red and Preferred Retail Locat ions 

Required retail is concentrated on Reed Avenue, Main Line Boulevard, and the 
streets connecting tothe metrorail station and Landbay G. North PotomacYard is 
envisioned as a retail entertainment core, with destination retail. The Market 
Neighborhood is the primary concentration of retail, with Reed Avenue serving as a 
central spine for the retail. 

Standards 

Retail areas are required to  provide a minimum of 20 feet clear interior 
heights and a minimum depth of sofeet, with up to  80 ft of retail depth 
which may be required as part of the development review process. 

3.12 A minimum of 75% glazing is required for retail storefronts along the 
streetwall. (Also see requirements for retail storefronts C h a p t e r 1  

3.13 Retail shall provide a minimum 40 foot storefront extension around the 
corner from a street-open space where retail is required to  be provided. 

3.14 For Preferred Retail locations, the retail is strongly encouraged. However, 
if the applicant can demonstrate that the retail is not feasible as part of a 
development special use permit process, uses otherthan retail may be 
permitted. However, the height and depth ofthe ground floor spaces 
(regardless of use) shall be designed in a mannerthat will not preclude 
future retail and comply with all applicable requirements of the retail 
requirements herein. 
Ground floor retail uses may be provided in locations otherthan the 
Required or Preferred Locations, however, the retail must deducted from 
the permitted square footage on the block as part of a development 
special use permit process. . . , .  ? 

See C h a p t e r  for Retail Storefronts and C h a p t e r  for Retail Signage 
guidelines. 



Large Format Retail Uses 
Figun u. Two Level Store! 

,? - 8  - , - . -  .-.-. 
RES. OR OFFlCE Withinthe North PotomacYard it is envisioned that several large format 

retail tenants (footprint exceeding 20,000 s-f.) could be located within the Metro 
Square andlor Market neighborhoods. The requirements below identify the 
required configuration for larger retail tenants. 

Two Level Stores 

3.16 Larger format retailers are encouraged to  be multiple (two or three) levels 
ratherthan a single level to better integrate within the urban street grid 
and neighborhoods. If located on two levels, the largerforrnat retail use is 
required to  provide active uses and windows for a minimum of 50 % of the 
second level street frontage. The remainder of the fapde shall not be a 
blankfa~ade and shall include elements such as display windows, murals 
and glazing. The first floor is required t o  comply with the applicable 
ground floor retail standards. (See Figure 8) 

RES. OR OFFICE 
I 

Second Level-Interstitial Retail 
LARGE FORMAT RETAIL 
ON SECOND FLOOR 

GROUND. FLOOR RETAIL I 
3.17 To the extent that largerformat retailers cannot be located on multiple 

levels, the tenants shall explore the possibility of locating the retail on a 
second interstitial level above smaller retail uses on the ground floor, with 
an entry on the primary street frontage (based on street hierarchy). The' 
second level of interstitial retail is require to  provide active uses and 
windows for a minimum of 70 % for each street frontage. The remainder 
of the facade shall not be a blank fapde and shall include elements such as 
display windows, murals and glazing. (See Figure 9) 

I -- --- 

RES. OR OFFICE Single Level At-Grade - Ground Floor 

3.18 The least desirable ofthe options is that the largerformat retailers be 
provided on a single level at grade. This approach is only permitted if the 
Director of Planning and Zoning determines that this is the only feasible 
and practical alternative as part of a development special use permit 
process. The at-grade-ground floor uses for each street frontage will be 
required to  provide active uses and windows and doors for a minimum of 
go % of the street frontage. The remainder of the fa~ade shall not be a 
blankfapde and shall include elements such as display windows, murals 
and glazing. (See Figure lo) 

M G E  FORMAT RmAIL 



Figures 15 and 16 depictthe permitted maximum and minimum height within each block. Also see Building Form for other applicable height provisions and requirements for 
each block. 

Figure 16. Minimum Building Heights (Feet) 



G. Gateway Elements and Signature Facades 

Intent 

Similar to Old Town, the east-west streets generally terminate visually towards the 
Potomac River and the Linear Park(except within the Metro Square Neighborhood) 
providing water and open space views for many of the streets and neighborhoods. 
The Gateway locations and vistas are defined by their strategic location and 
relationship to  adjoining public streets and open space. Special elements such as 
towers, gateway elements or unique architectural expressions are required at  these 
locations. These features draw attention t o  specific points of interest and mark the 
location of "entries" and "places" for each of the neighborhoods and forthe 
important corridors. In addition, architectural significant facades that are visually 
and physically prominent "faces" and "edges" of the plan and require the highest 
level of design excellence and materials. The fapde features shall feature the 
innovative use of materials and design. 

Standards 

3.19 Signature facades require the highest level of design, excellent materials, 
and the innovative use of materials. 

3.20 The locations with required gateway element($ shall provide distinctive 
three-dimensional forms, unique shapes and materials to  reinforce the 
significance of each location. The gateway element shall be proportioned 
to  the size and scale of the building. 

3.21 Blocks and buildings should also explore the use of secondary gateways 
which are elements that define an "edge" or create a pass-through for 
pedestrians. Secondary Gateways should have qualities that make them 
distinct from other streetscape pieces and from other gateways i.e. larger, 
taller, specialty lighting, change of materials. 

Figure 17. Gateways, Facades, and Vistas 



DL. 7 ioprnent Summary Figure r8. Devcloprnarrt S u r n ~ . ~ T a M e  

This chart reflects the development parameters 
for each ofthe blocks. while thetable depicts 
the maximum square footage andlor dwelling 
units (du's) for each block, the final permitted 
square footage andlor dwelling units for each 
blockwill be subject to compliance with the 
applicable design standards for each blockas 
part of the development review process for 
each building and/or block. 

I 1 Retail I Hotel I 
Use loffice SFI SF (DU) /~es ident ia l  SF (DU)~ (SF) I (SF) I Total l 

24 open space (Landbay K extension - Potomac Yard Paflo 

Totals 
1,930,000 1,200,000 3.396,OOO 930,000 

NOTES. 

1. Community facilitie. public buildings and accQnory uses may be provided on any block and are mt doductpd from tho maximum 
VUlllllllrrU IJW~lWlrWlh IKmuvtu U s  w r  will bercul~iecl Lu llle I wlulll Iwrukellullls. Gesiuli uuUelll~rs alKl uUlel ayylicaL,A ulullwlls as 
part of the dwelopment review prowu. Block I k reservbd 3s a possible school site. 

2. Tlw bknhs kffirlwl wiutu~ UIW Melru Flex Zuclrrau r l r C ~ l r r l  IWIUIII ;uJ Urn Iilral bbch m~riwitliolla~rl riurllirw uf bklr;hs will be 
dotonnined 39 part of tho rezoning m d  development revlow process. 

3. The nlvrimum amwnt of davaloprncnt shall be 7.525.000 s t  however the amount of Darrni'ded development w~Ihim each block is 
conceptual. The drul amount of dovebpment may be pennittad to be tnncfemd hom block to block and will be detormtned as part of the 
rezonmp ror me suaject wo~env am aevemwnent soeua~ we Dermn. 

b. In addition to the maximum amount of douobpmenl. a minimum amount of density is roquired for each block pursuant to the minimum 
neianls 3nd omer apDllCaM8 rmulremenfs. 

5. Section 7-700 of the zoning ordinance ic not applicable lo North Potomac Yard (landbay F). 



STAFF REPORT 
CONTINUED IN NEXT LINK 


