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Spartanburg, SC

South Church Street Corridor






Calculation of S. Church Street

Corridor Market Potential

Number of HH's in S. Church St Corridor 10,052
Income-Based Age-Based

S. Church St. Corridor Expenditures

Food eaten at home (groceries) $ 29,471,617 $29,113,122
Food eaten away from home (restaurants) $ 21,843,270 $20,916,626
Apparel and services (clothes & shoes) $ 18,707,196 $17,264,538
Entertainment (theater tickets, TV's, radios, etc) $ 19,401,894 $18,769,540

Personal care products & services $ 4,433,625 $ 4,089,953
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Income Distribution of S. Church
Street Corridor Residents
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Selected Annual HH Expenditures
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Age of Household Heads In
S. Church St. Corridor
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Annual HH Expenditures by Age of
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Modified Calculation of South

Church Street
Corridor Market Potential

Number of HH's in the S. Church St. Corridor (Modified) 5,354
Income-Based Age-Based

S. Church St. Corridor Expenditures
Food eaten at home (groceries) $ 14,428,804 $ 15,301,076
Food eaten away from home (restaurants) $ 9,941,635 $ 10,946,703
Apparel and services (clothes & shoes) $ 8,643,845 $ 9,059,332
Entertainment (theater tickets, TV's, radios, etc) $ 8,748,948 $ 9,816,482
Personal care products & services $ 2,079,684 $ 2,151,873




Pro Forma of Potential
Businesses for the South Church

Street Corridor

Income-Based
Age-Based

Averaged Mkt Potential

Cost of Operations
Salaries & Wages
Taxes Paid
Interest Paid
Depreciation, etc.
Pensions, etc.
Other

Operating Margin
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Pro Forma of Potential

Businesses for the South Church
Street Corridor

Income-Based
Age-Based

Averaged Mkt Potential

Cost of Operations
Salaries & Wages
Taxes Paid
Interest Paid
Depreciation, etc.
Pensions, etc.
Other

Operating Margin
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Charlotte, NC

Beatties Ford Road Corridor









POTENTIAL EXPENDITURES IN SHOPPING CENTER PRIMARY MARKET

CENSWE.TRACTS LBLACK GROUP. DESIGNATIONS
EXPENDITURE CATEGQRY 01 4801 4E02 4B 4802 4B03 TOTAL

GROCERIES 41130810 52002800 82235550 1711630 1570320 §1 406930 $10,057 840
FAST FOOD RESTAURANTS $214520 4430010 $363420  $335340 293700  $266,140 $1,963130
ST DOWN RESTAURANTS 81840 379010  $337420  S2BYTI0 §2GAE20  $259.0%0 1703650

DRUG STORES $142100 5343200 5308480 5246760  $264490  $238510 §1 583630
HARDWARE STORES 9810 521980 $12830  §10800  §12520  BM480 575300
RADIQITVMUSIC STORES S48 180 $132300 591230  §A2850  S74.180  $G2.000  $510.660
BEAUTICIAN SHOPS $53000  $128300  §118230  $87100  H100680 40020  $56B,030
BARBER SHOPS §20600 856520 BS80S0 BMGG20  B4RA00  $405B0  $273660
BOOKSTORES & NEWSTANDS $19880  S007R0 534000 BA0670 544250 o4 IR0 G660
DENTIST OFFICE IR0 $51240  $17380  S0M0  SA.70  $19.680  $124.000
PHYSICIAN QFFIGE $60080  $144.420  S180R0  §108980 107850  §99.990  §Gag.040

§1894700 $3829340 $3726840 $2076310 §2790170 52599410 $17816,570
517,816,270



UNMET RETAIL NEEDS IN THE NORTHWEST CORRIDOR
SELECTED CONSUMER EXPENDITURES - 1956/97

NEIGHBORHOOD  CENSUS BLOCK

TRACT GROUP FURNITURE HH FURNISHINGS HH APPLIANCEE THEATRES APPARREL
SEVERSVILLE 1M %7.020 $18,830 $15660 10580 §337X0
WESLEY HEIGHTS 41 02 $111,580 341,080 §27 430 18900 §512170
SMALLWQOD 45 02 $179,580 545,970 841940  §25100 $811,3%0
BIDDLEVILLE 47 11,02 803 $153.500 $49,620 $35650 325080  $A60.620
& FIVE POINTS
WASHINGTON HGTS. 46 02 $165,750 548,370 840980  $23510 765200
& TAYLOR AVE.
LINCOLN HGTS. 48 02 #132,300 $53.540 $MB00  $10430  B581.610
OAKLAWN PARK 48 03 $127 510 $51.780 332530 321180  §581,360
MzCROREY HGTS. 48 04 $58,100 $30,300 $16.280  $10560  $273.040
QAKVIEW TERRACE 43 01 366,260 $21,970 $19100 13640  $403,000
UMIVERSITY PARK 46 01 $186.180 594,280 552830  $28510 §874.220
DALEBRDOK 48 01 $146,040 42,360 $IIN0 F2200 644,630
TOTALS 51,413,830 $498,500 $350,310 218,000 56,430,570

SOURCE: CLARITAS TRENDLINE GIS DATA



Expenditures for Groceries

HH & Income By Census Block Groups

>$10K $10-20K $20-30K $30-40K $40K +

46.01 40 74 131 122 155
46.02 109 72 48
48.01 70 12 86
48.02 21 60
48.03 68 79
48.04 9 63

Totals

Source: Census & Claritas



Annual Grocery Expenditures

HH Distribution & Annual Grocery Expenditures

>$10K $10-20K $20-30K $30-40K $40K+
HH 774 802 501 304 491
Exp/HH  $1,345 $1,882 $2,174 $2,557 $3,009

Totals  $1.04M $1.51M $1.09M $0.77M $1.48M

Source: BLS Consumer Exp. Survey



Retaill Trade Areas

B Bakery - 0.5 mile

B Drug Store - 1 mile

B Grocery - 1 mile

B Apparel Store - 2 miles

B Book Store - 2 miles

Radius of Trade Areas

B Department Store - 3 miles
B Furniture Store - 1.5 miles
B Shoe Store - 1.5 miles

B Laundromat - 0.5 mile

B Variety Store - 1 mile




Cursory Profitability Analysis

| | Grocery Stores
Sales  100.0% $10,057,840

COS 77.6% $7,804,884
Rent 1.6% $160,925
Taxes 1.6% $160,925
Debt 0.4% $40,231
Deprec. 0.8% $80,463
Benefits 0.6% $60,347
Other 15.2% $1,528,792
Total 97.8% $9,836,568

Profit A $221,272




Cursory Profitability Analysis

| Eating Places

Sales  100.0% $3,668,780
COS 32.1% $1,177,678
Rent 8.3% $304,509
Taxes 7.9% $289,834
Debt 0.9% $33,019

Deprec. 3.1% $113,732
Benefits 0.5% $18,344
Other 46.1% $1,691,308
Total 98.9% $3,628,423

Profit 1.1% $40,357




Cursory Profitability Analysis

Drug Stores

Sales 100.0% $1,583,630
COS 11.7% $1,135,463
Rent 2.71% $42,758
Taxes 1.5% $23,754
Debt 0.8% $12,669

Deprec. 1.2% $19,004
Benefits 1.5% $15,836
Other 17.3% $273,968
Total 96.2% $1,523,452

Profit 3.8% $60,178




CURSORY PROFITADILITY ANALYS13

BASE SOURCE:
GROCERY STORES

NET SALES 100.0% $10.057 840
COSTS OF SPERATIONS 77.8% £7.804 864
RENT 1.8% % 160,025
TAXES PAID 1.6%% SIEQ 025
INTEREST PAID 0.4% H4l, 2731
DEFPRECIATION. ETC. 089 00463
PEMNSIOMNS/BEMEFITS 0.8%: $56,347
OTHER 15, 2% £1,578 792
TOTAL 7. 8% 55838, 568
GROSS PROFIT 2. 3% 221,212

OPERATING RESULTS (PER CHART 7-6:

LaND COITS $500.000
DEVELOPMENT COSTS F2. 00000
TOTAL PROJECT COSTS F4.000.000
GROSS LEASABLE FLODR AREA, 25,000
TOTAL CRERATING COSTSE $2.860%F 3157200
AMMUAL DEBT SERVICE ON

75% OF TOTAL PROJECT COSTS

{5% FOR 10 YRS ) 67 460
TOTAL REVENUES REQUIRED 524 760

CROCERY STORES {1 25.3% OF TOTAL REVENLIES
ORUG STORES @ 6.7% OF TOTAL REVENLUES

ALMANAG OF BUSINESS ANR INDUSTRIAL FINANGIAL RATIOR

EATING PLACES

100.0% 33663 THD
I 1% 51177 67E
8.3% £304, 505
7.9% 52EQ Bi4
0.9%% £33.019
1% 5113732
0.5% 218 14
48.1% %1655 308
O3.9% $3628 423
1.1% 340,357

“PROFESSIONAL REAL ESTATE DEVELOFMENT®

$636,060 @I2% OF GLA—=
$538,179 A.9% OF GLA..>

{PREMTICE VIALL, 19%H})

DREUG STORES
100.0% §1.543.630
T1.7% 5. 135 463
2.7 ¥
1.5% 523,754
0.0% %12 668
1.2% 512,004
1.0%% 515,836
i7.3%  E273.0688
05 2% %1,5%231,452
3090 E5r 178

GLA  RENT/GLA

17 B0
4,89

$5.14
54 b5



USES OF FUNDS

UNIVERSITY VILLAGE SHOPPING CENTER
55,000 SF

PLAN ACTUAL
$500,000 $500,000

$3,000,000  $3,400,000

JeNV:\N $3,500,000 $3,900,000




SOURCES OF FUNDS (PLAN)
UNIVERSITY VILLAGE SHOPPING CENTER

BANK - $1,750,000 (8.25%; 20 YRS.)

CITY - $900,000 (4%; 15 YRS.)

PRIVATE PARTNER - $450,000 (83% Equity)
BANK PARTNER - $200,000 (10% Equity)

SEEDCO/CDC - $200,000
(6%;7 YRS.=7% Equity)

TOTAL = $3,500,000




SOURCES OF FUNDS (ACTUAL)
UNIVERSITY VILLAGE SHOPPING CENTER

BANK - $1,850,000 (8.25%; 20 YRS.)

CITY - $900,000 (4%; 15 YRS.)

PRIVATE PARTNER - $650,000 (78%Equity)
BANK PARTNER - $300,000 (15% Equity)

SEEDCO/CDC - $200,000
(6%;7 YRS.=7% Equity)

TOTAL = $3,900,000




CASH FLOW ANALYSIS

University Village Shopping Center

Gross Rent Recelpts $457,063
25,000 sf @ $6.35/sf

8,450 sf @ $7.25/sf

21,550 sf @ $11/sf

Total Operating Costs @ $2.50/sf $137,500
Net Operating Income $319,500
Funds for Debt Svce @ 1.05 DSR $304,345



Debt Service Analysis (Plan)

University Village Shopping Center

Funds Available $304,345
$1,750,000 (8.25%;20 $181.570
yrs)

$900,000 (4%;15 yrs.) $80,947
$200,000 (6%; 7 yrs.) $38,152

Total Debt Svc $300,670



Debt Service Analysis (Actual)

University Village Shopping Center

Funds Available $304,345
$1,850,000 $191.946
(8.25%;20 yrs)

$900,000 (4%;15 yrs.) $80,947
$200,000 (6%; 7 yrs.) $38,152

Total Debt Svc $311,045



SOURCES OF FUNDS (PLAN)
UNIVERSITY VILLAGE SHOPPING CENTER

BANK - $1,750,000 (8.25%; 20 YRS.)

CITY - $900,000 (4%; 15 YRS.)

PRIVATE PARTNER - $450,000 (83% Equity)
BANK PARTNER - $200,000 (10% Equity)

SEEDCO/CDC - $200,000
(6%;7 YRS.=7% Equity)

TOTAL = $3,500,000




SOURCES OF FUNDS (ACTUAL)
UNIVERSITY VILLAGE SHOPPING CENTER

BANK - $1,850,000 (8.25%; 20 YRS.)

CITY - $900,000 (4%; 15 YRS.)

PRIVATE PARTNER - $650,000 (78%Equity)
BANK PARTNER - $300,000 (15% Equity)

SEEDCO/CDC - $200,000
(6%;7 YRS.=7% Equity)

TOTAL = $3,900,000




University Village Shopping
Center

e To earn a 7% share in this 55,000 SF center,
the CDC
— undertook a detailed (segmented) market analysis

— recruited NationsBank CDC as an equity partner
(15% for $292,000)

— sponsored an application to the City for a 15 year,
4%, $900,000 loan

— arranged for NationsBank construction financing
and Wachovia Bank permanent financing

— secured a 7 year, 6%, $200,000 PRI from Seedco



Impacts of the Project

Eliminated an existing 25,000 SF blighted
structure

Introduced 140 new jobs into the area

Generated $30,000/year in property tax
revenues (was $10,000/year)

Served as a catalyst for other private
development & redevelopment

Worked in conjunction with City-funded
street, sidewalk, storm sewer, and service
center projects in the area



Cost of Construction (Plan)
University Village Shopping Center

GFA $/SF
Buildings Food Lion $ 750,000 25,000 $30
Eckerds $ 253,500 8,450 $30
Shops $ 689,600 21,550 $32
Total Building Costs $ 1,693,100 55,000
Demolition of Existing Bldgs. $ 200,000
Paving Parking Lots $ 250,000
Landscaping/Sidewalks/Lights $ 142,000
Legal/Title/Consulting $ 50,000
Engineering/Architecture $ 35,000
Acquisition of Land $ 750,000
Contingency $ 200,000
Construction Interest $ 180,000
Soft and Other Costs $ 1,807,000

Total Project Costs $ 3,500,100



Operating Results (Plan)
University Village Shopping Center

$/SF GLA Lease Terms
Food Lion $ 158,750 $6.35 25,000 10 yr./flat
Eckerds $ 61,263 $7.25 8,450 10 yr./flat
Type "A" Shops $ 120,000 $12.00 10,000 3 yr.+ CPI
Type "B" Shops $ 72,050 $11.00 6,550 3 yr.+ CPI
Type "C" Shops $ 45,000 $9.00 5,000 3yr.+ CPI
$ 457,063 55,000
Less 10% VVacancy $ (45,706) (5,500)
Net Rent $ 411,356
Operating Expense
@ $2.50/SF $ (137,500) 3yr. + CPI
Net Operating Income | $ 273,856
Available for Debt Svc | $ 260,815
@ 1.05 DSR
Debt Svc/Yr. Principle Rate Term (yrs)
$181,570 $1,750,000 8.25% 20
$36,000 $ 900,000 4.00% 15
$35,827 $ 200,000 6.00% 7

$253,397 | $2,850,000

Note: $900,000 City loan is interest only for 5 years, then 15 year amortization



Cash Flow (Plan)
University Village Shopping Center

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

Gross Rental Income
Anchor Tenants 220,013 $ 220,013 $ 220,013 $ 220,013 ' $220,013 $ 220,013 | $ 220,013 $ 220,013 ' $ 220,013 $ 220,013
Non-anchor Retail Space  $ 237,050 $ 248,903 $ 261,348 $ 274,415 $288,136 $ 302,543 $317,670 $ 333,553 $ 350,231 $ 367,742

&+

Less 10% Vacancy $ (45,706) $ (46,892) $ (48,136) $ (49,443) $ (50,815) $ (52,256) $ (53,768) $ (55,357) $ (57,024) $ (58,776)
Net Rental Income $ 411,357 $ 422,024 $ 433,225 $ 444,985  $457,334 $ 470,300 $483,914 $ 498,210 $ 513,219 $ 528,980
Operating Expense $ (137,500) (143,000) (148,720) (154,669) (160,856) (167,290) (173,981) (180,941) (188,178) (195,705)
Net Operating Income $ 273,857 $ 279,024 $ 284,505 $ 290,316 ' $296,478 $ 303,010 $309,933 $ 317,269 $ 325,041 $ 333,274

Available for Debt S @ 1.05 $ 260,816 $ 265,737 $ 270,957 $ 276,492 $282,360 $ 288,581 $295,174 $ 302,161 $ 309,563 $ 317,404

Bank loan $ (181,570) $(181,570) $(181,570) $(181,570) $(181,570) $ (181,570) $(181,570) $(181,570) $ (181,569) $ (181,568)
City loan $ (36,000) $ (36,000) $ (36,000) $ (36,000) $ (36,000) ($80,947) ($80,947) ($80,947) ($80,947)  ($80,947)
Foundation PRI $ (35827) $ (35827) $ (35,827) $ (35,827) $ (35,827) $ (35,827) $ (35827)$ - $ - $ -

Total Debt Senice Payments | $ (253,397) $(253,397) $(253,397) $(253,397) $(253,397) $ (298,344) $(298,344) $(262,517) $ (262,516) $ (262,515)

Residual Owner Cash $ 7419 $ 12340 $ 17,560 $ 23,095 $ 28,963 $ (9,763) $ (3,170) $ 39,644 $ 47,047 $ 54,889



Cost of Construction (Actual)
University Village Shopping Center

GFA $/SF
Buildings Food Lion $ 800,000 25,000 $32
Eckerds $ 270,400 8,450 $32
Shops $ 689,600 21,550 $32
Total Building Costs $ 1,760,000 55,000

Demolition of Existing Bldgs. $ 200,000
Paving Parking Lots $ 250,000
Landscaping/Sidewalks/Lights $ 200,000
Legal/Title/Consulting $ 50,000
Engineering/Architecture $ 40,000
Acquisition of Land $ 750,000
Contingency $ 400,000
Construction Interest $ 250,000
Soft and Other Costs $ 2,140,000

Total Project Costs $ 3,900,000



Operating Results (Actual)
University Village Shopping Center

$/SF GLA Lease Terms
Food Lion $ 158,750 $6.35 25,000 10 yr./flat
Eckerds $ 61,263 $7.25 8,450 | 10 yr./flat
Type "A" Shops $ 150,000 = $15.00 10,000 | 3 yr.+ CPI
Type "B" Shops $ 93,338  $14.25 6,550 | 3yr.+ CPI
Type "C" Shops $ 62,500  $12.50 5,000 | 3yr.+ CPI
$ 525,850 55,000
Less 0% Vacancy $ - -
Net Rent $ 525,850
Operating Expense
@ $4.29/SF $ (235,950) 3yr. + CPI
Net Operating Income @ $ 289,900
Available for Debt Svc | $ 276,095
@ 1.05 DSR
Debt Svc/Yr. Principle Rate Term (yrs)
$191,946 | $1,850,000 8.25% 20
$36,000 $ 900,000 4.00% 15
$35,827 ' $ 200,000 6.00% 7

$263,773 ' $2,950,000

Note: $900,000 City loan is interest only for 5 years, then 15 year amortization



Cash Flow (Actual)

University Village Shopping Center

Gross Rental Income
Anchor Tenants
Non-anchor Retail Space

Less 0% Vacancy

Net Rental Income

Operating Expense

Net Operating Income
Available for Debt Swc @ 1.05
Bank loan

City loan
Foundation PRI

Total Debt Senice Payments

Residual Owner Cash

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10

$ 220,013 $ 220,013 $ 220,013 $ 220,013 $220,013 $ 220,013 $220,013 $ 220,013 $ 220,014 $ 220,015
$ 305,838 $321,130 $ 337,186 $ 354,046 $371,748 $ 390,335 $409,852 $ 430,345 $ 451,862 $ 474,455

$ - - & - & -5 - & - & - & - & - 8

$ 525,851 $ 541,143 § 557,199 $574,059 $591,761 $ 610,348 $629,865 $ 650,358 $ 671,876 $ 694,470

$ (235950) (245,388) (255,204) (265412) (276,028) (287,069) (298,552) (310,494) (322,914) (335,830)

$ 289,901 $ 295,755 $ 301,996 $ 308,647 $315,733 $ 323279 $331,313 $339,864 $ 348,962 $ 358,640
$ 276,096 $ 281,671 $ 287,615 $293,950 $300,698 $ 307,885 $315536 $ 323,680 $ 332,345 $ 341,562
(191,946) $(191,946) $(191,946) $(191,946) $(191,946) $ (191,946) $(191,946) $(191,946) $ (191,946) $ (191,946)

$ $ $ $ $
$ (36,000) $ (36,000) $ (36,000 $ (36,000) $ (36,000) ($80,947) ($80,947) ($80,947) ($80,947) ($80,947)
$ (35,827) $ (35,827) $ (35.827) $ (35.827) $ (35827) $ (35827) $ (5.827)$ - $ - 0§ -

$ (263,773) $(263,773) $(263,773) $(263,773) $(263,773) $ (308,720) $(308,720) $(272,893) $ (272,893) $ (272,893)

$ 12324 $ 17899 $ 23843 $ 30,177 $ 36925 $ (835) $ 6817 $ 50,787 $ 59,452 $ 68,669



Evaluation of Alternative Financial

Year

O© 0N O b WNPEFO
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Plan

(3,458,100) Equity

411,357 Net Rents

422,024
433,225
444,985
457,334
470,300
483,914
498,210
513,220
528,982

5,233,095

14.7%

$5,039,777
$1,581,677

9.5%

Resale

IRR

PV

PV less Equity
discount rate

O 0O ~NO UL P~ WDNPEF-O

[ERY
o
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Scenarios (Net Rents)

Year

Actual

$ (3,900,000) Equity
$ 525,851 |Net Rents
$ 541,143

$ 557,199

$ 574,059

$ 591,761

$ 610,348

$ 629,865

$ 650,358

$ 671,876

$ 694,470

$ 5,233,095 |Resale

15.7% = IRR
$5,908,374 = PV
$2,008,374 = PVless Equity

9.5% = discount rate



Evaluation of Alternative Financial
Scenarios (Residual Cash Flow)

Year Plan Year Actual

0 $ (3,458,100) Equity 0 $(3,900,000) Equity

1 $ 7,419 Residual Cash Flow 1 $ 12,324 Residual Cash Flow

2 $ 12,340 2 $ 17,899

3 $ 17,560 3 $ 23,843

4 $ 23,095 4 $ 30,177

5 $ 28,963 5 $ 36,925

6 $ (9,763) 6 $ (835)

7 $ (3,170) 7 $ 6,817

8 $ 39,644 8 $ 50,787

9 $ 47,048 9 $ 59,452

10 $ 54,891 10 $ 68,669

10 $ 5,233,095 Resale 10 $ 5,233,095 Resale

4.3% = IRR 3.3% = IRR

$2,248,522 = PV $2,303,796 =PV
($1,209,578) = PV less Equity ($1,596,204) = PV less Equity

9.5% = discount rate 9.5% = discount rate



Managing Partner Relations

« Beggars can’t be choosers, but in choosing
partners (or in being chosen by partners)
there are things you need to know

— do they bring skills or resources that you don't
have ?

— check out their expectations (do they expect a
“riskless” deal ?)

— check out their psychological and financial
patience (how soon “must they get paid” ?)

— check out their ability and willingness to
negotiate changes (when conditions or
assumptions change, will they ?)






