AGENDA
HANOVER JOINT MEETING
CITY COUNCIL / ECONOMIC DEVELOPMENT AUTHORITY
FEBRUARY 19, 2015

MAYOR EDA MEMBERS
CHRIS KAUFFMAN TODD BARTELS
RANDY WHITCOMB
COUNCIL JIM HENNESSEY
JOHN VAJDA KEITH ULSTAD
DOUGLAS HAMMERSENG MATT HANSON
KEN WARPULA
JIM ZAJICEK

1. Call to Order: 6:00 p.m.
2. Approval of Agenda

3. Introductions

4. History of EDA

5. Common EDA Functions
6. Hanover Growth

7. Adjournment



To: Mayor Kauffman & Members of the Hanover City Council
From: Brian Hagen, City Administrator

Date: February 13, 2015

Re: Review of February 19, 2015 Joint City Council & EDA Agenda
1. Call to Order: 6:00 p.m.

Approval of Agenda

Introductions
Introductions of everyone in order to meet new members and refresh old introductions. Provide
background of yourself to gain an understanding of what everyone brings to the table.

History of EDA

Enclosed you will find an enabling resolution for the EDA. The City Council passed a resolution
forming the authority in 1993. In 2002, Council amended the resolution which is the resolution
included. This resolution describes the type of authority given the Hanover EDA.

Also included is some information from the League of Minnesota Cities outlining business
subsidies and assistance. It also describes the authority that may be given to an EDA and how
the EDA is provided money to operate.

Common EDA Functions

Heidi will lead discussion by explaining the overall common functions of EDAs. They are
business recruitment, retention and redevelopment. These three aspects contribute to the growth
of a City.

Hanover Growth

This discussion will focus on the future outlook of Hanover. We hope to gather direction on
where Council sees priorities in development. This direction will guide the EDA in providing
business assistance offers. Included in the packet is the recent County Road 19 Corridor Study.
This study outlines traffic flow and what types of businesses may be suitable for Hanover.

Adjournment





















CITY OF HANOVER
A Public Hearing of the City Council of the City of Hanover, Minnesota, was called to
order by Mayor Paullin at 7:30 p.m. in the Council Chambers of the City Hall, in the City
of Hanover, Minnesota, on Tuesday, December 03, 2002.

The following Council Members were present: DiC e, V’cfﬂ-/—(”,. Lacs Ve, [Aull Lv\/?q‘wmwnm\

——

The following Council Members were absent:

A motion to adopt the following resolution was made by | a_(zv ¢ and
seconded by _1D (¢ .

RESOLUTION NO. 01-12-02

AMENDED AND RESTATED RESOLUTION
ENABLING THE CREATION OF AN
ECONOMIC DEVELOPMENT AUTHORITY
IN THE CITY OF HANOVER

BE IT RESOLVED By the City Council of the City of Hanover, Minnesota (City) as
follows:

Section 1. Background and Findings

1.01. The City is authorized by Minnesota Statutes, Sections 469.090 to 469.1081 (Act) to
establish an economic development authority to coordinate and administer economic development
and redevelopment plans and programs for the City.

1.02. By Resolution No. 14-93-09 approved September 21, 1993 (Enabling Resolution), the
City established the Hanover Economic Development Authority (EDA), for the purpose of
coordinating and administering economic development and redevelopment in and for the City.

1.03. The City Council has determined to modify the respectivc powers of the EDA
pursuant to Section 469.094, subdivision 1 of the Act.

1.04. The City Council has further determined to modify the Enabling Resolution in
order to decrease the number of members serving on the EDA board of commissioners (rom
seven members to five members.

1.07.  The City Council has, in accordance with Minnesota Statutcs Section 469.093,
provided public notice and conducted a public hearing on Deccmber 03, 2002, concerning the
modification of powers of the EDA at which all persons wishing to be heard were given an
opportunity to express their views.

1.08. This resolution constitutes an amendment and rcstatement of the current Enabling
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Resolution, incorporating modifications to the EDA’s powers.

Section 2. Enabling Authority.

2.01. The EDA was established under the Enabling Resolution as adopted September 21,
1993,

2.02. Prior to the date of this resolution, the board of commissioners of the EDA consisted
of seven members. The board of commissioners of the EDA shall henceforth consist of five
members, at least two of whom must be members of the City Council. The members shall be
appointed by the Mayor with approval of the City Council.

2.03. Commusstoners serving as of the date of this resolution shall complete their current
terms. The two resigning members shall be members of the EDA until December 31, 2002.

2.04. A vacancy is created in the membership of the EDA when a City Council member of
the board of commissioners ends Council membership. A vacancy for this or any other reason must
be filled for a new term or the balance of the expired term, as the case may be, in the manner in
which the onginal appointment was made.

2.05. The following limits apply to the EDA and its operation:

(a) The sale of bonds or other obligations of the EDA must be approved by the
City Council.

(b) The EDA must follow the budget process for City departments in accordance
with City policies, ordinances, and resolutions and the City charter.

() Development and redevelopment actions of the EDA must be in
conformance with the City comprehensive plan and official controls implementing the
comprehensive plan.

(d) The EDA must submit its plans for development and redevelopment to the
City Council for approval in accordance with City planning procedures and laws.

(e) The EDA shall not hire permanent or temporary employees without prior
approval by the City Council.

H) The admunistrative structure and management practices and policies of the
EDA must be approved by the City Council.

Exccpt as expressly set forth herein, the EDA shall have all powers of an EDA under the Act, as it
may be amended, including but not limited to those pertaining to the exercise of the powers of a
housing and redevelopment authority and those relating to a city development district.
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2.06. As provided in the Act, it is the intention of the City Council that nothing in this
resolution nor any activities of the EDA are to be construed to impair the obligations of the City
under any of its contracts or to affect in any detrimental manner the rights and privileges of a holder
of a bond or other obligation heretofore issued by the City or EDA.

2.07. Except as expressly sct forth herein, nothing in this resolution shall modify any term
or provision of the Enabling Resolution.

Section 3. Implcmentation.

3.01. The City Council will from time to time and at the appropriate time adopt such
ordinances and resolutions as are required and permitted by the Act to give full cffect to this
resolution.

3.02. The Mayor, the City Administrator, and other appropriate City officials are authorized
and directed to take the actions and execute and dcliver the documents necessary to give full effect

to this resolution.

3.03. Nothing in this resolution is intended to prevent the City from modifying this
Enabling Resolution to impose new or diffcrent limitations on the EDA as authorized by the Act.

Approved by the City Council of the City of Hanover on this 3rd day of December, 2002.

The following council members voted in favor: Tssee 1 indmam evsty
|

The following council members voted against or abstained:

Whereupon the motion was declared duly passed and executed.

Passed and adopted by the City Council this 3rd day of December, 2002.

\;I?S NO
DiOrio DiOrio
Kottke ~ Kottke
8 LaGue LaGue
Paullm Paullin
L é Zimmerman Zimmerman
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Mayor

ATTEST:

J( W}g& \‘)‘W

Cliky\Administrator

*******************************************************************************

STATE OF MINNESOTA
COUNTIES OF HENNEPIN AND WRIGHT

I, Kristen H. Carr, duly appointed, qualified, and acting Clerk to the Council for the
City of Hanover, Counties of Wright and Hennepin, State of Minnesota, do hereby
certify that I have compared the foregoing copy of a resolution or motion with the
original meeting minutes of the proceedings of the Ifanover City Council at their
session held on the 20th day of November, 2001, now on file in my office, and have
found the same to be a true and correct copy thereof.

Witness my hand and official seal at Hanover, Minnesota, this 3rd day of December,
2002.

Kristen H. Carr, City Administrator/ Clerk
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BYLAWS OF THE
HANOVER ECONOMIC DEVELOPMENT AUTHORITY

ARTICLE | - THE AUTHORITY

Section 1. NAME OF AUTHORITY. The name of the Authority is the "Hanover
Economic Development Authority.”

Section 2. OFFICE OF AUTHORITY. The offices of the Authority are at City Hall in the
City of Hanover, Minnesota. The Authority may hold its meetings at such other place or places as it
designates by resolution.

Section 3. COMMISSIONERS. The Authority is governed by seven commissioners
appointed in the manner prescribed by the enabling resolution adopted pursuant Minnesota
Statutes, Sections 469.090 to 469.1081 (Act), as it has and may be modified.

Section 4. OFFICIAL SEAL. The Authority shall have an official seal, which shall be in
the form of a circle and shall bear the name of the Authority and the year of its organization.

ARTICLE Il - OFFICERS

Section 1. OFFICERS. The officers of the Authority are the President, the Vice-President,
the Secretary, the Treasurer, and the Assistant Treasurer. The President, Vice President, Treasurer,
and Secretary shall be elected annually, at the annual meeting. The Assistant Treasurer shall be
elected at the organizational meeting of the Authority and shall serve until another person is elected
by action of the Authority. No commissioner may serve as President and Vice President at the same
time. The offices of Secretary and Assistant Treasurer need not be held by a commissioner.

Section 2. PRESIDENT. The President presides at meetings of the Authority. Except as
otherwise authorized by resolution of the Authority, the President signs contracts, deeds and other
instruments made by the Authority. At each meeting, the President may submit recommendations
and information concerning the business, affairs and policies of the Authority. At the annual
meeting, the President must submit to the Authority a report summarizing the activities and
programs of the Authority for the past year and containing the President's recommendations for
Authority activities for the ensuing year.

Section 3. VICE-PRESIDENT. The Vice-President performs the duties of the President in
the absence or incapacity of the President; and in case of the disability or absence of the President,
or in the case of a vacancy in the office of President, the Vice-President performs the duties of the
President until a successor has been appointed and qualifies.

Section 4. SECRETARY. The Secretary performs the duties of a secretary for the
Authority.

Section 5. TREASURER. The Treasurer has the duties given by the Act.

Section 6. EXECUTIVE DIRECTOR. The Hanover City Administrator is the Executive



Director of the Authority and has general supervision over the administration of its business and
affairs subject to the direction of the Authority and signs contracts, deeds and other instruments
made by the Authority. The Executive Director is responsible for the management of the projects
and general affairs of the Authority under the direction of the Commissioners.

Section 7. OTHER ADMINISTRATIVE OFFICERS. Subdivision 1. Assistant Secretary.
The Authority may designate an assistant to the Secretary to keep the records of the Authority,
record the meetings of the Authority in a journal of proceedings to be kept for that purpose and to
perform the duties of secretary under the direction of the Secretary. The assistant must keep in safe
custody the seal of the Authority and may affix the seal to contracts and instruments authorized by
the Authority.

Subd. 2. Assistant Treasurer. The Assistant Treasurer of the Authority has custody of funds
of the Authority. The Assistant Treasurer must deposit the funds in the name of the Authority in a
bank or banks selected by the Authority. The Executive Director and the Assistant Treasurer must
sign orders and checks for the payment of money and pay out and disburse such monies under the
direction of the Authority. Except as otherwise authorized by resolution of the Authority, orders
and checks must also be countersigned by the President. The Assistant Treasurer must keep regular
books of accounts showing Authority receipts and expenditures and render to the Authority, at the
annual meeting (and when requested by the Authority), an account of the financial condition of the
Authority.

Subd. 3. Deputy Executive Director. The Authority may designate a Deputy Executive
Director to perform such duties and services as specified by the Executive Director, subject to
direction of the Authority. In the absence or incapacity of the Executive Director, the Deputy
Executive Director may sign contracts, deeds and other instruments made by the Authority.

Section 8. COMBINING ADMINISTRATIVE OFFICES. Administrative offices may be
combined.

Section 9. ADDITIONAL DUTIES. The officers of the Authority perform other duties and
functions as may from time to time be required by the Authority, these bylaws or the rules and
regulations of the Authority.

Section 10. VACANCIES. If the office of President, Vice-President, Treasurer, Assistant
Treasurer or Secretary becomes vacant, pursuant to Minnesota Statutes 351.02 or by other
provisions of law, the Authority must elect a successor at the next regular meeting or at a special
meeting called for that purpose. The successor serves for the unexpired term of the office.



ARTICLE Il - MEETINGS

Section 1. ANNUAL MEETING. The annual meeting of the Authority is held on the
of at the regular meeting place of the Authority.

Section 2. REGULAR MEETINGS. Monthly meetings are held without notice at the
regular meeting place of the Authority on such day as is fixed by resolution of the Authority.
Unless otherwise fixed by resolution of the Authority, regular meetings commence at
p.m.

Section 3. SPECIAL MEETINGS. Special meetings of the Authority may be called (i) by
the Authority by motion, or (ii) by the Executive Director who must then mail or deliver notice of
the meeting to the members of the time and place of the meeting at least two days before the
meeting, and must post notice of the meeting in the Authority's offices at least three days before the
meeting. At a special meeting, no business may be considered other than designated in the call, but
if all the members of the Authority are present at a special meeting any business may be transacted
at such special meeting by unanimous vote.

Section 4. QUORUM. The powers of the Authority are vested in the commissioners in
office from time to time. Four commissioners constitute a quorum for the purpose of conducting
business, but a smaller number may adjourn from time to time until a quorum is present, and when a
quorum is not present, a smaller number may adjourn the meeting.

Section 5. ORDER OF BUSINESS. The following is the order of business at regular
meetings of the Authority.

Roll call.

Approval of minutes of the previous meeting.
Reports of the Executive Director.
Unfinished business.

New business.

Adjournment.

SourwndE

Section 6. RESOLUTIONS: CONDUCT. Resolutions must be in writing and placed in the
journal of the proceedings of the Authority. The meeting will be conducted in accordance with
Roberts Rules of Order, Revised.

Section 7. MANNER OF VOTING. Voting on questions coming before the Authority
must be entered in the minutes of the meeting. When a quorum is in attendance, action may be
taken by the Authority upon a vote of the majority of the commissioners.



ARTICLE IV - MISCELLANEQOUS

Section 1. FISCAL YEAR. The fiscal year of the Authority shall be the same as the City's
fiscal year.

Section 2. TREASURER'S BOND. The Treasurer shall give bond conditioned for the
faithful discharge of official duties to the extent and as is required by law.

Section 3. REPORT TO CITY. The Authority shall annually, at a time designated by the
City, make a report to the City Council giving a detailed account of its activities and of its receipts
and expenditures for the preceding calendar year. The Authority shall, at the City's request, make
available all records necessary to conduct an audit of the Authority’s finances.

Section 4. BUDGET. The Authority shall annually send its budget to the City Council
which budget includes a written estimate of the amount of money need by the Authority from the
City in order for the Authority to conduct business during the upcoming fiscal year.

Section 5. SERVICES. The Authority may contract for services of consultants, agents and
others as needed to perform its duties and to exercise its powers. The Authority may also use the
services of the City Attorney or hire a general counsel, as determined by the Authority. The
Authority may not hire temporary or permanent employees without prior approval of the City
Council.

Section 6. AMENDMENTS TO BYLAWS. The bylaws of the Authority may be amended

only with the approval of at least four commissioners at a regular meeting or at a special meeting
called for that purpose.

Approved: , 2001.
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Learn about the requirements for a city to establish criteria for awarding business subsidies and

various development agencies cities may create. Find an overview of state and federally sponsored
programs for encouraging development and redevelopment. Most economic development tools can
be applied to any size city. These tools are interrelated, and a city may use several for one project.

RELEVANT LINKS:

Minn. Stat. 8§ 116J.993 to
116J.995.

Minn. Stat. § 116J.993, subd.

3.

Minn. Stat. § 116J.994,
subds. 5, 11.

Minnesota Department of
Employment and Economic
Development (DEED).

Minn. Stat. § 116J.994, subd.

3.

. Business subsidies or financial assistance

A. Business subsidies

State law defines “business subsidy” or “subsidy.” It is a state or local
government agency grant, contribution of personal property, real property,
infrastructure, or the principal amount of a loan at rates below those
commercially available to the recipient. In addition, a business subsidy is
any reduction or deferral of any tax or any fee, any guarantee of any
payment under any loan, lease, or other obligation, or any preferential use
of government facilities given to a business in an amount greater than
$150,000.

Prior to awarding a business subsidy of more than $150,000 (and as
defined by law) to any business, a city and any Housing and
Redevelopment Authority (HRA), Economic Development Authority
(EDA), port authority, and nonprofit created by a local government must
hold a public hearing and adopt criteria for awarding business subsidies.
The public hearing notice must include a statement that either a resident or
a city property owner may file a written complaint with the city if the city
does not follow the business subsidy law. Written complaints must be filed
within specified timelines. The criteria must include a policy regarding the
wages to be paid for any jobs created. Copies of the criteria adopted by
cities are found on the Minnesota Department of Employment and
Economic Development (DEED) web site.

Once the criteria are established, the grantor and the recipient must enter
into subsidy agreements that meet the statutory requirements. The
agreement must include an obligation to repay part or the entire subsidy if
the recipient does not meet its obligations.


http://www.lmc.org/
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Minn. Stat. § 116J.993, subd.

3.
Minn. Stat. § 469.185.

Minn. Stat. § 116J.994, subd.

11.

Minn. Stat. § 116J.993, subd.

3.

Minn. Stat. § 116J.994,
subds. 4, 7, 8.

Minn. Stat. § 116J.994, subd.

2. Minn. Stat. § 116J.994,
subd. 8.

Types of assistance meeting the definition of a business subsidy include:
grants; contributions of real or personal property or infrastructure; the
principal amount of a loan at rates below those commercially available to
the recipient; any reduction or deferral of any tax or any fee; any guarantee
of any payment under any loan, lease or other obligation; or any
preferential use of government facilities given to a business.

The law imposes a 180-day statute of limitations on actions to challenge a
city after approval of a business subsidy agreement. Citizens or owners of
taxable property in a city may bring a civil action against the city for
failure to comply with the business subsidy laws. Cities should therefore
consult closely with the city attorney before awarding a business subsidy.

There are several exceptions to this definition, including a subsidy of less
than $150,000; subsidies for redevelopment, pollution control and land
clean up, housing, industrial revenue bonds, utility property tax
abatements and other similar programs.

Recipients must provide grantors with information on their progress
toward the goals outlined in the agreement. The goals for increasing jobs
or retaining jobs must result in local job creation and job retention.
Grantors must submit the annual Minnesota Business Assistance Form
(MBAF) to the Department of Employment and Economic Development
(DEED) by April 1 each year for each business subsidy agreement. Local
government agencies in cities with a population of 2,500 or more must
submit an MBAF, regardless of whether they have awarded business
subsidies. Local government agencies in cities with a population of 2,500
or less are exempt from filing the MBAF if they have not awarded a
subsidy in the past five years.

B. Financial assistance

Cities may offer “financial assistance” in the form of a business loan of
more than $25,000 or a guarantee of $75,000 or more, but less than
$150,000 required to constitute a business subsidy. If a city offers such
financial assistance it must develop criteria and set minimum wage floor
levels as prescribed in business subsidy law. Cities granting such financial
assistance must submit business assistance reports to the Department of
Employment and Economic Development (DEED) within one year of
granting the assistance.
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Minn. Stat. § 469.041.

Minn. Stat. § 469.192.

Judd Supply Co. v.

Merchants & Mfgs. Ins. Co.,

448 N.W.2d 895 (Minn. Ct.
App. 1989).

Minn. Stat. 8§ 469.001 to
469.047.
Minn. Stat. § 469.003.

Minn. Stat. § 469.003, subd.

1.

lI. City development tools

A. General city development powers

Cities have authority to aid and cooperate in the planning, construction, or
operation of economic development, and housing and redevelopment
projects. The following is a partial list of actions cities may take, with or
without compensation:

e Dedicate, sell, convey, or lease any of its interests in any property or
grant easements, licenses, or any other rights or privileges to an HRA.

e Furnish parks, playgrounds, recreational, community education, water,
sewer, and drainage facilities or other works adjacent to or in
connection with housing and redevelopment projects.

A statutory city, home rule charter city, economic development authority,
housing and redevelopment authority, or port authority may make a loan to
a business, a for-profit or nonprofit organization, or an individual for any
purpose the entity is otherwise authorized to carry out under any of the
laws cited.

Private development projects that receive public financial or other
assistance will not necessarily become public projects that trigger
competitive bidding or other state laws applicable to public works.

B. Housing and redevelopment authorities

The predominant method of delivering and administering housing and
redevelopment programs in Minnesota is through a legal public agency,
accountable to city government. A city may establish this public agency,
which is often the HRA. There are more than 230 HRAs in Minnesota.

1. Elements of an HRA

An HRA is a public corporation with power to undertake certain types of
housing and redevelopment or renewal activities. While state legislation
conveys authority for housing and redevelopment in each city, it is up to
the city council to formally establish an HRA before it can do business and
use its powers. Once a council legally establishes an HRA, it may
undertake certain types of planning and community development activities
on its own with council approval.

To create a housing and redevelopment authority, the city council must, by
resolution, make the following findings required by law:
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Minn. Stat. § 469.003, subds.

2,4.

Minn. Stat. § 469.004, subds.

1,2

Minn. Stat. § 469.004, subd.
5.

Minn. Stat. § 469.003, subds.

5, 6.

24 C.F.R. 964.415.

Minn. Stat. § 469.003, subd.
7.

Minn. Stat. § 469.011, subd.
2. Minn. Stat. § 469.011,
subd. 4.

e Substandard, slum or blighted areas that cannot be redeveloped
without governmental assistance; or

e A shortage of affordable, decent, safe, and sanitary dwelling
accommodations available to low-income individuals and families.

The council must pass this resolution after a public hearing. A copy of this
resolution must go to the commissioner of DEED.

2. Area of operation for an HRA

The area of operation of a city HRA is the corporate limits of the city.
County and multi-county HRAs operate in areas that include all the
political subdivisions within the county or counties, except they may not
undertake any project within the boundaries of a city that has not adopted a
resolution authorizing the county or multi-county HRA to exercise powers
within that city.

Establishment of a county or multi-county HRA precludes the formation
of city HRAs, unless the county or multi-county HRA and the
commissioner of DEED agree to let the city form one.

3. HRA membership

An HRA consists of up to seven commissioners who are residents of the
city. The mayor appoints and the council approves the members who serve
five-year, staggered terms. City councilmembers often serve on the HRA.
The entire membership of an HRA may consist of councilmembers.

Federal regulations require that at least one eligible resident be a member
of a public housing agency board, which may be the HRA, an EDA or
other public housing authority (PHA). This rule applies to any public
housing agency that holds a public housing annual contributions contract
with HUD or that administers Section 8 tenant-based rental assistance. The
rule does not apply to state-financed public housing projects or Section 8
project-based assistance. A “small PHA exception” also exists.

The city clerk must file a certificate of appointment for each commissioner
of a city HRA and send a certified copy to the commissioner of DEED.

State law allows the HRA to adopt bylaws. Commissioners may accept
compensation of up to $75 for each meeting they attend. Commissioners
who are elected officials may receive daily payment for a particular day
only if they do not receive any other daily payment for public service on
that day. Commissioners who are public employees may not receive daily
payment, but may not suffer loss in compensation or benefits as a result of
their service.
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Minn. Stat. § 469.012, subd.
1.

Minn. Stat. § 469.001 —
469.047.

Minn. Stat. § 469.033, subd.
6.

Minn. Stat. § 275.70 to
275.74.

Minn. Stat. § 275.066.

4. HRA powers

An HRA is primarily responsible for the planning and implementation of
redevelopment and/or low-rent housing assistance programs within its area
of operation. An HRA has all the powers necessary to carry out the state
HRA Act, including but not limited to the following powers:

e To sue and be sued.

e To employ staff and an executive director.

e To undertake projects within its area of operation and to provide for
the construction, reconstruction, improvement, extension, alteration, or
repair of any project or part of a project.

e To sell, buy, own, and lease property by any means necessary,
including the power of eminent domain.

e To cooperate with and use state and federal financial assistance
programs.

e To develop rehabilitation and code enforcement techniques.

e To issue bonds for any of its corporate purposes backed by the pledge
of revenues, grants or other contributions.

e To implement renewal or redevelopment programs using tax increment
financing.

e Toown, hold, improve, lease, sell or dispose of real or personal
property.

e To designate substandard, slum or deteriorating areas needing
redevelopment, and unsafe, unsanitary, and overcrowded housing.

e To make necessary expenditures to carry out the purposes of the HRA
law.

e To develop and administer an interest reduction program to assist the
financing of the construction, rehabilitation, or purchase of low- or
moderate-income housing.

5. HRA special assessment and levy authority

HRA power to levy and collect taxes or special assessments is limited to
the power provided in state law. Subject to a resolution of consent from
the city council an HRA may levy a tax upon all taxable property within
the city. (The council may give a consent that covers a series of years if
they so choose or council may pass a resolution authorizing an HRA levy
for a set amount of time, for example, the entire term of the bonds secured
in part by an HRA levy and in part by a city levy.) State law recognizes the
distinct nature of HRAs and designates them as “special taxing districts.”
The maximum general allowable operational levy of HRAs is 0.0185
percent of the previous year’s estimated market value of all property in the
city.
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Minn. Stat. § 469.107.
Minn. Stat. § 275.066.

Minn. Stat. § 469.012, subd.

4. Minn. Stat. § 469.028.

Minn. Stat. § 469.015.

Minn. Stat. § 469.015, subd.

la.

Minn. Stat. § 469.033.
Minn. Stat. § 469.034.

Minn. Stat. § 469.034, subd.

1.

The city’s estimated market value is available from the county assessor.
An HRA raises its own levy because it is a separate political subdivision
and not a “local governmental unit.” Therefore, an HRA levy is not subject
to levy limits but is subject to the 0.0185 percent market value limit.
Levies collected by an HRA must be used only for purposes listed in the
HRA Act.

There is crossover between HRA and EDA levies that can be confusing.
Typically, EDAs are not authorized to levy taxes under state law.
However, many city EDA-enabling resolutions adopt all the powers of an
HRA, and then the EDA functions as a special taxing district under state
law. If the enabling resolution so allows, the EDA levies a separate tax or
“HRA levy” not subject to levy limits or city debt limits—but again
subject to the 0.0185 percent of total city market value limit in state law.
The city attorney may verify the structure and levy authority of each city’s
HRA and/or EDA.

While HRAs have the legal authority to “do whatever is necessary and
convenient” to implement redevelopment, they are subject to the
ordinances and laws of the city. The city council must approve HRA plans
before the housing and redevelopment authority may begin
implementation.

6. HRA contracting

All HRA construction work and purchases of equipment, supplies or
materials that involve expenditure of more than $100,000 must be
competitively bid. An HRA (and a city) may also use the “best value
alternative.” There are limited exceptions to these requirements for
emergencies and certain projects, such as parking ramps.

7. HRA financing

Operating funds, capital improvements, and debt retirement expenses for
HRA projects may be financed by any one, or combination of, the
following methods:

Federal grants.

Revenue bonds the HRA or local governing body sells.

General obligation bonds the local governing body sells.

Tax increments from redevelopment projects.

e A limited levy for redevelopment projects and planning activities.

When an HRA issues bonds, the revenue generated must be used for the
projects financed, or bond costs must be paid from income generated by
designated projects.
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Minn. Stat. § 469.003, subds.
4, 6.

Minn. Stat. § 469.003, subd.
7.

Minn. Stat. § 469.013.

Minn. Stat. §§ 469.090 to
469.1082.

Minn. Stat. § 469.1082, subd.

5.

Minnesota Department of
Employment and Economic
Development: The Economic
Development Authorities
Handbook.

The law states that the principal and interest on bonds are payable
exclusively from the income and revenues of the project financed with the
proceeds of the bonds, or exclusively from the income and revenues of
certain designated projects, whether or not they are financed in whole or in
part with the proceeds of the bonds.

8. HRA certifications to state

The following documents relating to the establishment and activities of
local HRAs must go to the DEED commissioner:

Resolution of need.

Certificates of appointment or reappointment of HRA commissioners.
Project reports.

Applications for federal assistance.

Contracts with federal agencies.

Redevelopment plans.

Low rent public housing project and management plans.

In addition, annual financial reports must go to the state auditor.

9. HRA federal certification

In order for a local HRA to use federal Department of Housing and Urban
Development (HUD) assistance programs, it must submit a transcript of
organizational documents to the HUD area office.

C. Economic development authorities

All cities and townships have authority from the state Legislature to create
economic development authorities. The city may consolidate the economic
development authority (EDA) with an existing HRA or the city may grant
the authority HRA powers. The city council may create an EDA by
passing an enabling resolution. Before adopting the enabling resolution,
the city must first conduct a public hearing. The enabling resolution
establishes a board of commissioners for the EDA. The city council can
choose to serve as the EDA board of commissioners or create a board
composed of community members. The mayor, with approval of the
council, appoints the commissioners. The board may consist of three, five
or seven members who serve six-year terms. The board is subject to the
open meeting law.

1. EDA levies
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Minn. Stat. § 275.70.

Minn. Stat. § 275.066.

Minn. Stat. § 469.192.
Minn. Stat. 88 469.090 to
469.1082.

Minn. Stat. § 469.098.

Minn. Stat. § 469.101, subds
1,2

Minn. Stat. § 469.101, subd.
1. Minn. Stat. § 469.102.

The typical EDA levy is different from the HRA levy discussed above. It
is not a levy raised by the EDA—it is a levy set by a city at the request of
the EDA.

Basically, the city simply appropriates part of the money the city collects
in the general city levy to the EDA. Because the EDA levy is part of the
city levy, it is not a “special levy” under state law and thus the EDA levy
is subject to the city’s overall levy limit. However, as noted above, many
EDA-enabling resolutions adopt all the powers of an HRA. If so, the EDA
may levy a separate tax or “HRA levy,” and then the EDA functions as a
special taxing district as if it were an HRA and that levy is not subject to
levy limits or to city debt limits. An EDA using the levy powers of an
HRA is still limited to a levy no more than 0.0185 percent of the total
taxable market value in the city.

2. EDA loans

An EDA is authorized to make a loan to a business, a for-profit or
nonprofit organization, or an individual. Before taking an action or making
a decision which could substantially affect an EDA commissioner's or an
employee’s financial interests or those of an organization with which the
commissioner or an employee is associated, a commissioner or employee
of an authority must comply with specific requirements to disclose the
conflict and obtain prior approval. Failure to do so may result in criminal
charges.

Loans must be for a purpose the EDA is authorized to carry out under the
law. An authorized purpose must deal with or contribute to economic or
industrial development. EDAs have the ability to use pooled bond
reserving. In most development programs, each bond issue is independent
of any other bond issue with a separate service or sinking fund account.
EDAs, however, may create a single common bond reserve fund. Under
this arrangement, each project’s revenues go into a common fund, which
in turn pays the bondholders on all projects.

Through this pooling mechanism, the security of each project’s bond
increases and borrowing costs decrease as long as the pool has the
necessary volume and diversity of cash flow.

3. Other EDA powers

EDAs can acquire property and facilities but cannot issue debt without an
election. The city must authorize the issuance of debt in the resolution
creating the EDA. In addition, EDAs can create economic development
districts but the districts must be contiguous.
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Minn. Stat. §§ 469.048-
469.068. Minn. Stat. §
469.053.

Minn. Stat. § 469.050.
Minn. Stat. § 469.051.

Minn. Stat. § 469.051, subd.
2.

Current law eliminates the requirements that economic development
districts established by EDAs meet the “blight test” under tax increment
financing law for redevelopment districts.

EDAs may exercise powers under the housing and redevelopment
authority (HRA) law (if a particular EDA enabling resolution includes
HRA power) to create a redevelopment project, housing development, or
housing project under which a restrictive blight test does not apply. These
projects can be used for similar purposes to those of an economic
development district under the EDA law.

D. Port authorities

The state Legislature authorizes city creation of port authorities. A port
authority is a separate political entity with the right to sue and be sued in
its own name and is generally organized to increase commerce in a city.
Unlike EDAs and HRAs, a port authority may issue general obligation
bonds without holding an election.

Cities establish a port authority by passing an enabling resolution. It may
have from three to seven commissioners (two of whom must be on the city
council) appointed by the mayor and approved by the city council, unless a
different number or procedure is set out in the enabling law. State law
governs commissioner pay, vacancies, duties, and port authority by-laws.

A port authority shall annually elect a president or chair, vice-president or
vice-chair, treasurer, secretary, and assistant treasurer. A commissioner
may not serve as president or chair and vice-president or vice-chair at the
same time. The other offices may be held by one commissioner. The
offices of secretary and assistant treasurer need not be held by a
commissioner.

The treasurer of a port authority must be bonded to faithfully perform
these duties:

Receive and be responsible for port authority money.

Be responsible for the acts of the assistant treasurer, if appointed.
Disburse port authority money by check or electronic procedures.
Keep an account of the source of all receipts, and the nature, purpose,
and authority of all disbursements.

e File the authority’s detailed financial statement with its secretary at
least once a year at times set by the authority.
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Minn. Stat. § 469.051, subd.

9.

Minn. Stat. §§ 469.048—
469.068.

Minn. Stat. 88 469.109 to
469.123.

Minn. Stat. § 469.110, subd.

11. Minn. Stat. § 469.111.

Minn. Stat. § 469.111.
Minn. Stat. § 469.115.

Minn. Stat. 88 469.124 to
469.134.

The port authority’s annual detailed financial statement must show all
receipts and disbursements, their nature, the money on hand, the purposes
to which the money on hand is to be applied, the authority’s credits and
assets, and its outstanding liabilities. The authority must examine the
statement together with the treasurer’s vouchers. If the authority finds the
statement and vouchers correct, it shall approve them by resolution and
record the resolution.

State law governs many other aspects of port authorities, including but not
limited to use of city property by a port authority, employees, contracts,
and audits. The city attorney also acts as the port authority’s attorney.

E. Municipal or area redevelopment agencies

Any rural municipality or group of municipalities may establish a public
body, known as a municipal or area redevelopment agency, in and for the
area the municipality covers. This law defines municipalities as home rule
charter or statutory cities, counties, towns or school districts.

The law includes only rural areas, which generally means all areas that are
not within the boundary of any city having a population of 50,000 or more,
and not immediately adjacent to urbanized and urbanizing areas with a
population density of more than 100 persons per square mile—or areas
with an unemployment rate of 6 percent or more. The restrictions limit
applicability of the law to rural areas and to the Iron Range.

The establishment of the municipal or area redevelopment agency is
similar to the establishment of an HRA. A municipal or area
redevelopment agency has similar powers to an HRA.

F. City development districts

Any home rule charter or statutory city may designate development
districts within the boundaries of the city. Within these districts, cities
may:

e Adopt a development program to acquire, construct, reconstruct,
improve, alter, extend, operate, maintain or promote developments
aimed at improving the physical facilities, quality of life, and quality of
transportation.

e Promote pedestrian skyway systems.

o Install special lighting systems, street signs and street furniture,
landscaping of streets and public property, and snow removal systems.
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Minn. Stat. § 469.127.

Minn. Stat. 88 469.152 to
469.1655.
Minn. Stat. § 469.152.

Minn. Stat. § 469.155, subd.

4.

Minn. Stat. § 469.153, subd.

2.

Minn. Stat. § 469.1655.

Minn. Stat. § 469.155, subd.

14.

The law encourages pedestrian skyway systems, underground pedestrian
concourses, people-mover systems, and publicly owned parking structures.
It exempts these structures from taxation even when they are attached to
privately owned buildings.

G. Cityindustrial development

For the purpose of attracting industrial and commercial development and
encouraging local governments to prevent economic deterioration, any
home rule charter or statutory city or its redevelopment agency has the
power to promote industrial development by:

e Acquiring, constructing, and holding lands, buildings, easements,
improvements to lands and buildings, capital equipment, and inventory
for industrial projects.

e Issuing revenue bonds and entering into revenue agreements to finance
these activities to promote industrial projects.

e Refinancing health care and other facilities.

Under the legislation, cities assist industries in starting operations and use
generated revenues to repay the costs. This law is the basis for issuing
most industrial revenue bonds.

Industrial projects eligible for assistance include any revenue-producing
enterprises engaged in assembling, fabricating, manufacturing, mixing,
processing, storing, warehousing, or distributing any products of
agriculture, forestry, mining, or manufacturing; or in research and
development activity in these fields; or in the manufacturing, creation, or
production of intangible property, including any patent, copyright,
formula, process, design, know how, format, or other similar item.
“Project” also includes any properties designated as a qualified green
building and sustainable design project under state law. Eligible projects
may include costs related to dewatering activities.

The law prohibits a city from operating any of these projects as a business
or in any other manner.
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Minn. Stat. ch. 462C.

Minn. Stat. § 469.185.
Minn. Stat. § 465.035.
A.G. Op. 476-B-2 (Mar. 2,
1961).

City of Pipestone v. Madsen,

287 Minn. 357, 178 N.W.2d
594 (1970).

lll. Other development strategies

A. Housing bonds

Cities may use revenue bonds for financing single- and multi-family
housing, primarily for the benefit of low- and moderate-income families.
The law contains single- and multi-family housing criteria and the specific
actions cities must take to comply with the law. Federal law limits the
issuance of housing revenue bonds. Bonding authority is allocated by a
state formula.

B. Industrial parks

An industrial park is a tract of land suitable for industrial use because of
location, topography, proper zoning, availability to utilities, and
accessibility to transportation. A single body has administrative control of
the tract. In some cities, an industrial park may be little more than a tract
of unimproved land, while in other cities it may be totally served by city
services and have restrictive building requirements. An industrial park’s
purpose is to attract industrial development.

Property a city holds for later sale for economic development purposes
remains tax exempt for a period of eight years, or until buildings or other
improvements that are constructed after acquisition reach one-half
occupancy.

Currently, private enterprise creates most new industrial park development
by establishing a for-profit community development corporation. A city
can cooperate with that corporation through its land-use controls and
methods of financing public improvements. Many cities have also
established industrial parks complete with streets, water, and sewer, in
spite of the possible tax ramifications. The city then sells or leases a
portion of the park to a business needing a location for its building.

The law authorizes any city owning lands that are not restricted by deed to
convey the lands for nominal consideration, to encourage and promote
industry, and to provide employment for citizens. In finding that a
conveyance of land for an indoor arena was not within the statute, the
attorney general concluded the conveyance must encourage and promote
industry and provide employment for citizens. A more direct promotion of
industry is necessary, beyond the fact that more potential customers might
be in town as a result of athletic contests. However, the courts have upheld
the municipal industrial development revenue bond law, discussed
subsequently, against the same objection. The city’s attorney can best
advise the city concerning the legality of a purchase of land for resale.
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Minn. Stat. 88 469.152 to
469.1655.

For more information,
contact DEED 651.259.7114,
800.657.3858. Main Office:
1st National Bank Building
332 Minnesota Street, Suite
E200 Saint Paul, MN 55101-
1351.

Minn. Stat. § 469.184.

Minn. Stat. 88 469.174 to
469.1794.

C. Industrial revenue bonds

The municipal industrial development laws help cities attract new
commercial and industrial development, and keep existing businesses in
the city. The law authorizes the council to issue revenue bonds, and use the
proceeds to acquire and construct industrial sites and facilities. The city
then leases these facilities to private industry and uses the rental fee
proceeds to retire the bonds.

A city may issue industrial revenue bonds, also known as municipal
revenue bonds, without public referendum. It cannot pledge the full faith
and credit of a community as security for these bonds. Thus, the city may
not tax property owners to pay principal and interest on the bonds.

If a city decides to investigate the use of industrial bond financing, it
should contact the Department of Employment and Economic
Development. The department provides the city with information, advice,
and technical assistance. This assistance is important, due to the adoption
of federal and state laws allocating issuance authority among the states and
their political subdivisions. The commissioner of Securities must approve
the project.

D. Commercial rehabilitation

Cities have authority to carry out programs for the rehabilitation of small-
and medium-sized commercial buildings. The city must adopt a program
ordinance that provides for the adoption of program regulations, including
a definition of small- and medium-sized commercial buildings. Loans
under the program may be for amounts up to $200,000. The city may
finance the program through the sale of revenue bonds.

E. Tax increment financing (TIF)

Tax increment financing authority is available to most cities. Cities with
housing and redevelopment authorities, economic development authorities,
port authorities, redevelopment agencies, those cities administering
development districts or development projects, or cities exercising port
authority powers under a general or special law may use tax increment
financing. Amendments to the law, however, may make the use of this
development tool more complicated.
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Minn. Stat. § 469.177, subd.
1.

State v. Wicklund, 589
N.W.2d 793 (Minn. 1999).

Tax increment financing is a funding technique that takes advantage of the
increases in tax capacity and property taxes from development or
redevelopment to pay upfront public development or redevelopment costs.
The difference in the tax capacity and the tax revenues the property
generates after new construction has occurred, compared with the tax
capacity and tax revenues it generated before the construction, is the
captured value. The taxes paid on the captured value are called
“increments.” Unlike property taxes, increments are not used to pay for the
general costs of cities, counties, and schools. Instead, increments go to the
development authority and are used to repay public indebtedness or
current costs the city incurred in acquiring the property, removing existing
structures or installing public services.

Thus, the property owner in a TIF district continues to pay the full amount
of property taxes. TIF involves only the increased property taxes generated
within the district. It does not change the amount of property taxes
currently derived from the redevelopment area, nor does it directly affect
the amount or rate of general ad valorem taxes the city levies. The result of
a TIF project is an increased tax base that will benefit all local taxing
jurisdictions. Additionally, TIF districts usually spur economic
development and redevelopment through creating jobs, removing blight,
and providing more affordable housing.

Amendments to TIF law in 2012, address changes caused by the market
value exclusion program. If the market value of a homestead property
within a TIF district reduces the homestead market value in the district, the
original tax capacity of the TIF district will be reduced by the same
amount.

Thus, the tax increment collected by the city will remain the same. If your
city has a TIF district with townhouses or condominiums, you may want to
verify that valuations are properly adjusted by the county auditor.

TIF is used to encourage four general types of private development:
redevelopment, renovation and renewal, growth in low- to moderate-
income housing, and economic development. Public financing using TIF
funding for a privately owned facility does not make public space in the
facility a public forum for free speech purposes.

A TIF district may involve compact development. Two major conditions
must be satisfied:
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Minn. Stat. § 469.174. Minn.
Stat. § 469.175 subd. 2a.
Minn. Stat. § 469.176, subd.
1b. Minn. Stat. § 469.176,
subd. 1i. Minn. Stat. §
469.176, subd. 4c. Minn.
Stat. § 273.13, subd. 24.

Minn. Stat. § 469.176, subd.
7.

Minn. Stat. § 469.176, subd.
4c.

Minn. Stat. § 469.1761, subd.
2or3.

Minn. Stat. § 469.176, subd.
am.

Minn. Stat. § 469.176, subd.
4m (d).

e Parcels consisting of 70 percent of the area of the district are occupied
by buildings or similar structures that are classified as class 3a property
under state law. and

e The planned redevelopment or development of the district, when
completed, will increase the total square footage of buildings,
classified as class 3a under state law, occupying the district by three
times or more relative to the square footage of similar buildings
occupying the district when the resolution is approved.

In some specific situations, a TIF authority may request inclusion in a tax
increment financing district and the county auditor may certify the original
tax capacity of a parcel or a part of the following property types:

Agricultural.

Private outdoor recreational, open space and park land.
Rural preserve property.

Metropolitan agricultural preserves.

The authority to establish or approve a compact development district
expired on June 30, 2012,

TIF economic development districts must:

e Request certification of the district no later than June 30, 2012.
e Must begin construction before Jan. 1, 2012, for development of
housing.

These districts may not be used to assist housing that is developed to
qualify for owner-occupied or rental housing, or similar requirements of
other law, if construction of the project begins later than July 1, 2011.

Cities have temporary authority to spend TIF funds to stimulate
construction using economic development districts for any type of project
if three conditions are met:

e The municipality funds projects that will create new jobs in the state,
including construction jobs, and the project otherwise would not have
begun before July 1, 2012, without assistance.

e Construction of the project begins no later than July 1, 2012.

e The request for certification is made by June 30, 2012.

For a development consisting of housing, the authority to spend tax
increments expires Dec. 31, 2011, and construction must commence
before July 1, 2011, except the authority to spend tax increments on
market rate housing developments expires July 31, 2012, and construction
must commence before Jan. 1, 2012. This temporary authority to spend the
tax increment expires Dec. 31, 2012.
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Minn. Stat. § 469.175, subd.
5.

Minn. Stat. § 469.1771,
subds. 1, 2b.

Minn. Stat. § 469.177, subd.
8. Lake Superior Paper
Indus. v. State, 624 N.W.2d
254 (Minn. 2001). Brookfield
Trade Center, Inc. v. County
of Ramsey, 609 N.W.2d 868
(Minn. 1998).

See Minn. Stat. 88 469.177,
subds. 1b, 11. Minn. Stat. §
469.1771, subd. 1. Minn.
Stat. § 469.1793. Minn. Stat.
§469.1814.

Minn. Stat. § 469.174.

Minn. Stat. § 469.175.

The city using TIF must report annually to the county board, the county
auditor, the school board, and the state auditor as to the status of the TIF
district or districts and publish the report. The state auditor has established
a uniform system of accounting and financial reporting for TIF districts.
The city must annually submit to the state auditor a financial report in
compliance with these standards.

The state auditor may audit TIF districts. If the state auditor notifies a TIF
authority of an alleged violation, a copy of the notice is also forwarded to
the county attorney. If no corrective action is brought within one year, the
county attorney must notify the state auditor, who then notifies the
attorney general. If the attorney general finds a substantial violation, the
attorney general will petition the state tax court to suspend the authority’s
power to use TIF for a period of up to five years.

The TIF agreement with the developer is a complex document. Assistance
from a financial advisor and the city attorney is necessary in order to
anticipate the many potential problems. An agreement can establish a
minimum market value for tax increment assessment purposes, as well as
provide that the developer pay a certain level of taxes regardless of any
classification rate changes or levy decreases. The agreement should be
entered into before the assembly and acquisition of the land on which the
completed improvements are to be located.

The 2001 tax reform legislation, which reduced class rates and provided
for the state takeover of the general education levy, resulted in several
changes to various statutes to accommodate the changes. These changes
considerably reduce the continued viability of TIF in the future.

The law imposes a 180-day statute of limitations on actions to challenge
the creation or modification of a TIF district. The law is complex including
a “but-for” finding before a city approves a TIF plan and the creation of a
TIF district.

Cities must follow statutory requirements including but not limited to
administrative expenses, plan modifications, reporting requirements, use
of increment in pre-1979 districts, excess increments, pooling,
decertification, and use of funds outside the district.

Before a district can be created, the law requires a detailed estimate of the
impact of a proposed district on city-provided services, such as police and
fire protection, public infrastructure, and borrowing costs attributable to
the district, in addition to other complex estimations that must be prepared.
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Walser Auto Sales, Inc. v.
City of Richfield, 635
N.W.2d 391 (Minn. Ct. App.
2001); aff’d, 644 N.W.2d
425 (Minn. 2002).

Chenoweth v. City of New
Brighton, 655 N.W.2d 821
(Minn. Ct. App. 2003).

Minn. Stat. §§ 469.1812 to
469.1815.

Cities should use extreme care in establishing a TIF district and should
follow all procedural requirements; otherwise, a court may find the district
was not properly established. In one case, a TIF district was not properly
established where minimal effort was made to ensure the thorough
inspection of the properties, inaccurate methodology was used to establish
the condition of the buildings, and the buildings found structurally
substandard were not reasonably distributed throughout the district.

In another case, a cause of action for inverse condemnation does not arise
where a city’s involvement with an adjacent property owner’s
development consists of establishing a TIF district, entering into a contract
with a private developer specifying the size and value of structures to be
built, and providing for substantial city assistance to facilitate
development.

Given the complexity of the laws governing the use of TIF, cities or HRAs
should not undertake this method of financing community development
projects without the advice of an attorney and professional consultants.

F. Property tax abatement

A city may use this development tool to segregate some or all of the taxes
(or the increase in taxes) it imposes on a parcel of property if the city
expects the benefits of the proposed abatement agreement at least to equal
the costs of the proposed development. The term “abatement” is somewhat
misleading, as in most cases the tax is not forgiven; it is paid normally, but
the amount of property tax levied by the city is used to pay for the bonds.
The city must determine that the agreement is in the public interest
because it will increase or preserve tax base, provide employment
opportunities, provide or help acquire or construct public facilities, help
redevelop or renew blighted areas, or help provide access to services for
residents of the city. Property taxes in a TIF district cannot be abated
unless the period of the abatement will not occur until after the district is
decertified.

A resolution must be adopted after notice and public hearing, specifying
the terms of the abatement.
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Minn. Stat. ch. 462A. For
more information about
MHFA programs, contact
MHFA at 400 Sibley Street
Suite 300, St. Paul, MN
55101-1998 (651) 296-7608
or (800) 657-3769.

Minn. Stat. § 462A.073 et
seq.

MHFA: Minnesota City
Participation Program.

Minn. Stat. ch. 116J.
Minnesota Department of
Employment and Economic
Development.

A city may issue bonds or other obligations to provide an amount equal to
the sum of the abatements granted for a specific property. The maximum
principal amount of these bonds may not exceed the estimated sum of the
abatements for the property for the years authorized. The bonds may be
general obligations of the city if the city council chooses to pledge the full
faith and credit of the city in the resolution issuing the bonds. The law
limits property tax abatements to 15 years. School districts and counties
have similar abatement powers. A city, county, and school district can
agree to abate their taxes on the same property.

V. State-sponsored development tools

A. Minnesota Housing Finance Agency

The goals of the Minnesota Housing Finance Agency (MHFA) are to
provide decent, affordable housing to low- and moderate-income people;
preserve the existing housing stock in Minnesota; preserve existing
neighborhoods and prevent them from deteriorating; and prevent mortgage
foreclosures while promoting energy conservation in residential housing.

The Minnesota Legislature created the MHFA in response to a shortage of
affordable housing for low- and moderate-income people. Private
enterprise and private investment were unable, without public assistance,
to provide an adequate supply of safe, sanitary, and decent housing at
affordable prices and rents.

The sale of state tax-exempt bonds is the primary financing for MFHA
programs. Through the Minnesota City Participation Program, Minnesota
Housing sells mortgage revenue bonds on behalf of cities to meet locally
identified housing needs. The proceeds of these bonds provide below-
market interest rate home mortgage loans for low- and moderate-income,
first-time homebuyers, or for the construction or rehabilitation of single-
and multi-family housing. Appropriations from the Legislature provide
additional funding for programs, including the promotion of energy
conservation; an increase in home ownership opportunities for first time
homebuyers; home improvement grants to very low-income homeowners;
and programs to improve the housing available to Native Americans, large
families, and people with disabilities.

B. Department of Employment and Economic
Development (DEED)

The Minnesota Department of Employment and Economic Development is
the primary development agency for Minnesota.
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Minn. Stat. 88 116J.411 to
116J.424.

Minn. Stat. § 116J.575.
See, Minnesota Department
of Employment and
Economic Development for
Local Government.

The USDA Development.

Minn. Stat. § 116J.431.
Greater Minnesota Business
Development Infrastructure
Grant Program.

Minn. Stat. § 116J.431, subd.
2.

Minn. Stat. § 116J.435.

Department of Employment
and Economic Development:
Innovative Business
Development Program.

Minn. Stat. § 116J.435.

DEED staff is responsible for a wide range of grant and loan programs, as
well as for providing technical assistance to businesses and communities.

DEED also provides grants for contamination cleanup and redevelopment.
A redevelopment account allows DEED to make grants to local units of
government up to 50 percent of the cost of redeveloping blighted
industrial, residential, or commercial property. DEED administers the rural
development program; makes challenge grants to regional organizations to
encourage private investment in rural areas; and administers a revolving
loan fund to provide loans to new and expanding business in rural
Minnesota. Local government units, including cities, may receive these
loans if the community has established a local revolving loan fund and can
provide at least an equal match to the loan received.

Cities outside the seven-county metropolitan area may receive grants from
DEED for up to 50 percent of the capital costs of public infrastructure
necessary for certain specified economic development projects, excluding
retail and office space. For this program, “public infrastructure” means
publicly owned physical infrastructure necessary to support economic
development projects, including but not limited to sewers, water supply
systems, utility extensions, streets, wastewater treatment systems,
stormwater management systems, and facilities for pretreatment of
wastewater to remove phosphorus.

Under this law, an “economic development project” for which a county or
city may be eligible to receive a grant under this section includes
manufacturing; technology; warehousing and distribution; research and
development; agricultural processing or industrial park development that
would be used by any one of these businesses.

DEED runs the Innovative Business Development Public Infrastructure
(BDPI) program that provides grants to local governmental units on a
competitive basis statewide for up to 50 percent of the capital cost of the
public infrastructure necessary to expand or retain jobs.

"Innovative business” means a business that is engaged in, or is committed
to engage in, innovation in Minnesota in one of the following:

e Using proprietary technology to add value to a product, process, or
service in a high technology field.

e Researching or developing a proprietary product, process, or service in
a high technology field.

e Researching, developing, or producing a new proprietary technology
for use in the fields of tourism, forestry, mining, transportation, or
green manufacturing.
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Minn. Stat. § 272.02, subd.
64.

Minn. Stat. ch. 1160.

Enterprise Minnesota 612-
373-2900 or 800-325-3073.
Minn. Stat. § 1160.061.

Minn. Stat. § 465.717. Minn.

Stat. § 471.59.

LMC information memo,
Liability Coverage for Joint
Powers Agreements.

"Proprietary technology" means the technical innovations that are unique
and legally owned or licensed by a business and includes, without
limitation, those innovations that are patented, patent pending, a subject of
trade secrets, or copyrighted. "Eligible project" means an innovative
business development capital improvement project in this state, including:

e Manufacturing; technology; warehousing and distribution; research
and development.

e Innovative business incubator.

e Agricultural processing; or industrial, office. or

e Research park development that would be used by an innovative
business.

DEED administers “tax-free” job opportunity building zones (JOBZ). In
each of these zones, businesses will be eligible for a broad range of tax
incentives for a period of 12 years. Under the program, local units of
government, including cities, must submit applications to DEED and
follow all statutory requirements related to JOBZ.

C. Enterprise Minnesota

Enterprise Minnesota is a nonprofit business consulting organization, set
up by the Legislature that helps small and medium-sized manufacturing
companies, education services, and government entities in Minnesota.
Enterprise Minnesota operates as a fee-for-services 501(c) (3) nonprofit.

Enterprise Minnesota focuses on applied research and technology transfer
and early stage funding. It may provide financial assistance, including loan
guarantees, direct loans, interest subsidies, or equity investments, to sole
proprietorships, corporations, other entities, nonprofit organizations, or
joint ventures. Financial assistance includes but is not limited to assisting a
qualified company or organization with business services and products that
will enhance the operations of the entity.

D. Corporations

Cities must not create nonprofit corporations unless authorized to do so by
special legislation. The law allows incorporation of a joint powers entity,
but these must comply with all applicable public sector laws (open
meeting, gift law, conflicts of interest, competitive bidding, etc.) and must
be separately insured.
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More information is
available on the HUD web
site.

For more information,
contact Rural Development
State Office 410 Farm Credit
Service Building 375
Jackson Street St. Paul, MN

55101-1853, (651) 602-7800;

See also, Handbook, Chapter
25.

V. Federal development tools

A. Community development block grants

The Community Development Block Grant (CDBG) program, under the
U.S. Department of Housing and Urban Development (HUD), provides
cities with federal funding to initiate and continue a diverse array of
housing and community development projects.

B. Rural development grants

A variety of grants and loans to encourage economic development are
available to cities from the U. S. Department of Agriculture, rural
development program. Sewer, water, rural enterprise, housing, and other
types of grants and loans are available.

VI. How this chapter applies to home rule
charter cities

All of the tools this chapter lists are available to charter cities. The general
discussions also apply to all cities.

39


http://www.hud.gov/
http://www.rurdev.usda.gov/MNHome.html
http://www.rurdev.usda.gov/MNHome.html
http://www.lmc.org/media/document/1/chapter25.pdf
http://www.lmc.org/media/document/1/chapter25.pdf

AGENDA
CITY OF HANOVER ECONOMIC DEVELOPMENT AUTHORITY
Monday, April 14, 2014
Hanover City Hall

Todd Bartels, Chair

Randy Whitcomb, Vice Chair
Joe Kaul, Treasurer

Jim Hennessey

Keith Ulstad

John Vajda

Ken Warpula

1. Call to Order

Chair Bartels called the special strategizing session meeting of the EDA to order at 5:13 p.m. Present
were Todd Bartels, Joe Kaul, Jim Hennessey, Randy Whitcomb, Ken Warpula, John Vajda, and Keith
Ulstad. Also present were City Administrator Annita Smythe, EDA consultant Heidi Peper, and WCEDP
Executive Director Duane Northagen.

Heidi Peper laid the ground rules for the meeting.
2. Assessment and Goal Setting

WEAKNESSES

e Low employee count (daytime)

e Separated by CSAH 19

e Lacking curb appeal

e Lacking branding / monument entry signs

e Zoning history confusion

e Current Future Land Use and /zoning Maps vs. reality

e No 8" Street extension to CSAH 19

e Transportation - CSAH 19 but not interstate or highway

e Lesstax base

e Limited retail / commercial / industrial space and opportunities — low building inventory
e No city name recognition ... where’s Hanover? Andover?

e lacking identity

e We can be overlooked in site searchers — miss opportunities

e  Missing methodology for promotion

e We are a “speed bump” — pass through of vehicles getting from point A to point B
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STRENGTHS

GOALS

Traffic corridor — high ADT

Crow River

Resources of two counties

City, Council and EDA that are: receptive, proactive, supportive, flexible, creative = Business
Friendly

High population growth

Financial incentive programs

Allow outdoor storage (need to double check this and where)

Good businesses

Do not have a negative connotation or perception

River Inn / Hilltop / Chops = all destination places

Recreation and trail opportunities

We are trusted and respected among neighboring cities

Senior Center and resources for seniors

Relatively friendly business ordinances / development

Wide variety of housing

High MHI

High Work Ethic

Location — proximity to metro but in Wright County

National award winning School — one of only seven in the entire state (4 of the 7 in Wright Co.)
Redevelopment opportunities — downtown, older and currently non-conforming buildings (old
homes in the downtown district)

There’s a desire in the community to embrace and leverage history

Benefits of Wright and Hennepin Counties — we are the closest city to Hennepin County in
Wright County:

“All the Benefits without the Drive”

Evaluate and prioritize any and all industrial / commercial and residential areas: what we have —
what do we have left
“Available” Land:
0 Schendel — heirs inquired about zoning of the land
O Bursch
O Anderson
Broker Connection — Event
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0 Wayne Elam
0 Agents from past listings
0 Others?
e Create elevator speech for members to use when talking to people about Hanover — including
“tag line”
e Identify those businesses who will give a positive testimony about doing business in Hanover —
utilize when courting businesses

3. Review of Specific Projects
See Attached Work Plan

TO DO’S

Me:

e Contact Comfort Matters (talk to Todd Bartels first as he has talked with them) re. growth plans
e Elevator speech

Jim:

o List all levels of senior housing (his mother’s facility model)
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CITY OF HANOVER ECONOMIC DEVELOPMENT AUTHORITY

2011-2012 WORK PLAN

Time Planning Goal Plan Implementation Follow-Up
Development of Review plans for development of 10- Miller Trucking began tree removal
Industrial Park acre City property for a business of proposed right of way.
park. Burschville Construction has
Should the project move forward: conducted excavation on site to
o Identify funding tools and determine location/quantity of
strategies to develop the site. concrete debris from street. City
o Provide assistance to the City may do soil testing to determine
to market the lots in the infiltration capability for storm water
business park. management.
o Work with Hanover European Construction debris found on site.
Auto Parts on potential land City Council authorized staff to
swap to acquire their downtown contract with Braun Intertec on
location. Phase 2 environmental review to
determine if any contamination
exists and to what extent.
Burschville Construction to dig
2011-2012 additional holes week of 10/10 in

attempt to determine edge of
concrete debris.

Braun Intertec work put on hold by
City Council motion that should PHS
West not locate onto the 10-acre
parcel, then the proposed use
should revert to the City’s original
intent: PW facility and recreation.
PHS West declines to locate on site
EDA to work on identifying options
for the EDA grant at a future
meeting

City Council discusses industrial
park options on July 3, 2012 —
interested in exploring partnership
with Pearson Bros on former Ordorff
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Time

Planning Goal

Plan Implementation

Follow-Up

Pit; Peper to explore transferring the
grant to that site. Subcommittee of
Peper, Buchholtz and Bartels to
meet with Mike Straub, Hanover
European Auto Parts, to discuss
options

4™ Street
Development/
Redevelopment
Project

Conduct follow-up meeting with Greg
Ebert re: corner parcel on 4™
Street/County Road 19.

Assist CP Properties in filling vacant
space in former hardware store
building.

Conduct business
retention/expansion meeting with
owners of Chops Bar and Grill.

EDA and City Council adopted rent
reimbursement program to assist
with filling vacant commercial and
industrial spaces across Hanover.
Kaul Design Group, Aaron’s
Information Systems, Maris Ehlers
Photography all granted Rent
Reimbursement grants.

Hanover Wine & Spirits leases
remaining 1700 square feet in 4"
Street Plaza building; was granted
rent reimbursement grant. Obtained
SBA loan. Opened May 2012.
Seeking additional support from
EDA revolving loan fund

Staff contacted Ebert about 4™
Street corner site — Ebert has
received no recent inquiries for site

Hilltop Bar Conduct a follow-up business Buchholtz and Vajda conducted
retention/expansion visit with owners follow-up visit in 2011 to re-offer
of Hilltop Bar to determine their water and sewer connection fee
interest in City water and sanitary incentive. No interest at the present
sewer service. time.
Explore partnership to improve
exterior facades to blend building into
proposed “Mercantile Pass”
commercial project.

Marketing Identify the target audience EDA discussed potential market

Encourage traffic to the EDA’s
website

strategies at July meeting.
Marketing subcommittee (Ulstad,
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Time Planning Goal Plan Implementation Follow-Up
Conduct a resident survey on types of Hennessey, Kaul, Peper, Buchholtz)
businesses residents would like to met in August. Data sheets have
see in Hanover been developed. Peper in process
of developing testimonials from
existing businesses extolling the
benefits of locating/expanding in
Hanover
New Hanover logo approved. Logo
folders ordered to hold marketing
materials.
Marketing subcommittee to discuss
creating welcome packet advertising
local businesses
Mercantile Pass Evaluate potential EDA involvement EDA applied for and received HC
Commercial in project. CR 19 corridor grant. Scope of
Development Assist developer Bryan Reitzner with services reviewed by EDA on 9/8.
navigating any planning/zoning issues RFP sent out by Hennepin County
that may arise from project. on 10/5. McComb Group appointed
to conduct market study.
Preliminary findings presented in
February. Final report expected in
April
Continue Review of Meet with local businesses to find out EDA and City Council approved rent
Economic why they have not utilized the City’s reimbursement program for vacant
Development revolving loan fund programs. commercial/industrial lease spaces.
Programs Review policies regarding grant and Granted 4 rent reimbursement
loan programs to meet business grants to small businesses locating
needs, including the potential of in 4™ Street plaza building.
Ongoing increasing loan maximums. EDA approved low interest loans to

Study a possible amendment to the
City’s tax abatement policy that would
allow the City to grant a tax
abatement to property owners of
vacant commercial/industrial space to
buy-down reductions in lease rates

M. Miller Trucking, Maris Ehlers
Photography, Hanover Wine and
Spirits and Roy C. Inc for equipment
and/or building improvements. EDA
now has 5 low interest loans in its
portfolio — all performing.
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Time Planning Goal Plan Implementation Follow-Up

for vacant C/I space. . Received grant application from
Comfort Matters to move into former
Cummings Mobility building

Update downtown o Review 2002 Downtown Study with .
study with Planning City Planner.
Commission . Hold joint meeting with Planning

Commission to explain the reasons
for update and work to identify a
common vision. Hold community
open house to expand vision reach.

o Schedule a developer roundtable with
commercial developers to provide
information on what types of retail
development are feasible within the
Hanover market area

o Work with City Planner to draft
downtown standards and ordinance
amendments for presentation to
Planning Commission

EDA Website . Continue to add information that will o City website to undergo makeover to
be of help to both current and accommodate new logo and to
prospective businesses. personalize it to the community.

. Update demographic information Once done, EDA will need to
based on 2010 census data. consider whether to update the EDA
. Mention EDA website as a resource to website to create a consistent color
local businesses during all business schemef/feel.
retention visits. o Obtained quote from Kaul Design
. Develop marketing strategy to inform Group to update EDA website to
business community/public of the new match new logo. Approved quote at
EDA website. May 10 meeting. City provided draft

website to Kaul Design Group to
allow for some coordination between
the two sites.

Development of 7- o Verify/clarify the EDA's vision for the | e Property was up for auction. The
acre Paumen site in written/visual form property did not sell due to the
(formerly . Update marketing materials on the minimum bid not being met.
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Time

Planning Goal

Plan Implementation

Follow-Up

Zimmerman)
property

City of Hanover (demographic,
population, income, traffic counts,
etc.) and information on site and
mail/email to development database.
Obtain asking price and other site
information from Paumen.

Assist with process of unifying parcel
with strip of land owned by Hennepin
County Transportation Department.
Assist with access issues from
County Road 19 to the site.

Paumen submitted proposal offering
to sell site to City for $350,000.

City responded to Surly RFP for
their proposed destination brewery
and headquarters. Surly decided on
another option

BankWest obtains property from
Paumen in a deed in lieu of
foreclosure action. BankWest
presents option for City to purchase
property. EDA/City passes on
purchase of property

Schendel Farm
Industrial Park (47
acre parcel north of
existing industrial
park)

Meet with Earl Schendel regarding
interest in selling or developing the
parcel. If there is interest, identify
partners and funding sources to
facilitate project.

Upon development of the site, review
strategies to reduce impacts of
industrial uses on neighboring
residential parcels to the west and
north.

Learned that Hanover Historical
Society has been in contact with
Earl Schendel about him donating
farm house/buildings to Historical
Society.

Arlene Bursch
Property Commercial

Meet with Arlene Bursch regarding
any interest in selling or development
parcel. If there is interest, identify
partners and funding sources to
facilitate project.

Review progress on rezoning parcel
from RA to B-2, Highway
Commercial, consistent with City’s
comprehensive plan.

Bursch property rezoned to B-2,
Highway Commercial, as part of the
large scale rezoning to bring zoning
map into conformance with
Comprehensive Plan

Pearson Brothers
Industrial Park
Project

Meet with Pearson Brothers regarding
timeframes for development of 11-
acre Ordorff Pit property. Offer EDA
assistance with project.

Evaluate options to buy-down cost of
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Time

Planning Goal

Plan Implementation

Follow-Up

lots in proposed industrial park to
entice business development,
including use of TIF or tax abatement
if a project is imminent.

Senior Housing

Provide support to resident committee
exploring senior housing options
Meet with Hennepin County
Department of Housing to identify
resources to bring senior housing to
Hanover

Monitor negotiations with Geis with
Bridges at Hanover to release senior
parcel from building moratorium
(development agreement default).

Senior Housing committee has met
with Jason Ver Steeg, Duininck
Brothers, about a senior housing
concept on the former Arneson
gravel pit property (near intersection
of River Road and 5" Street) Ver
Steeg presented findings to EDA at
August meeting. Ver Steeg to put
together pro forma to determine
what level of assistance (if any) is
required for the project.

Received presentation from Jim
Ford about the CDBG Consolidated
Pool program

City and Geis have come to
tentative agreement on modification
of Bridges at Hanover development
agreement; releases Geis from
requirement to build 75 unit senior
housing on Lot 40, Block 8 of BAH
but encourages Geis to consider
senior friendly housing on site.
Draft agreement has been sent to
Geis for input. [Agreement was
never signed.]

Lot 40, Block 8, BAH was forfeited
to the State of Minnesota by Geis
for nonpayment of taxes. City
purchased lot for $51,746.
Contacted Ver Steeg regarding
senior housing progress. Told me
that little progress has been made
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Planning Goal

Plan Implementation

Follow-Up

but requested that I call at end of
February.

Met with Senior Housing developer
on small assisted living building and
cooperative independent living.
Provided data on 6.5 acre site in
Bridges at Hanover. Developer
made site visit.

Project received resistance from
residents of Bridges of Hanover.
City Council declined to approve
“letter of intent”; agreed to set up a
taskforce to establish framework of
deal, choosing to negotiate
informally with developer.
Developer to attend June EDA
meeting to answer questions.
Subcommittee (Hennessey, Kaul,
Kauffman, Buchholtz) of taskforce
met to determine next steps to bring
senior housing to fruition; will try to
set up meeting with Brad Bass to
develop framework of project
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INTRODUCTION

McComb Group, Ltd. and SRF Consulting Group, Inc. were engaged by Hennepin County and
the Hanover Economic Development Authority (EDA) to conduct a market analysis for two sites
referenced as market study parcels on the City of Hanover CSAH 19 corridor aerial. Work tasks
conducted as part of this engagement are summarized below.

+

The study area was evaluated. Factors that were evaluated include, but were not limited
to: site size and topography, current and future traffic counts, and relationship to adjacent
uses.

An overview of he CSAH 19 corridor study area was conducted to review and analyze
the built environment.

In addition, the Hennepin County Department of Transportation was contacted to verify
any near to mid-term improvements slated for this segment of CSAH 19, including its
intersection with Rosedale Avenue.

Existing business establishments in Hanover were identified and categorized by type.
Historic building permits from 1990 through 2010, and 2011 year-to-date was gathered
and analyzed.

Competitive shopping areas were identified and evaluated. Principal competitors were
evaluated for anchor stores and detailed tenant mix.

Owners of the southern and northern study area parcels were contacted to determine their
future plans or interest in development.

Owners and/or managers of representative business establishments and other institutions
in Hanover were interviewed to obtain their input on strengths and weaknesses of
Hanover for their business and the areas where their customers live.

Residential and commercial realtors were interviewed to determine perceptions of the
study area and potential for residential and commercial development.

Residential building permit trends from 1990 to 2010 in Hanover and other trade area
communities were evaluated to determine historic building trends. These building permit
trends were compared with historic trends in the 1-94 and Highway 55 growth corridors
to identify changes in building activity and market share. Future estimates of household
growth were prepared by year for the period 2012 to 2025. The results of this analysis
were incorporated in trade area growth estimates in the trade area analysis.

The trade area for Hanover was delineated based on arterial road patterns, competitive
shopping areas, and McComb Group experience. The draw area of the public and private
schools in Hanover were considered along with the service area of the proposed high
school. The economy of the trade area was analyzed to identify those factors that
generate support for retail and service establishments. Factors that were evaluated



include, but were not limited to: employment, population, households, and household
income. Retail and service purchasing power of trade area households was estimated
using McComb Group’s proprietary retail sales potential software that contains 120 retail,
service and medical establishments for 2012, 2015, 2020, and 2025.

¢ Market demand for retail, food service, service, office services, and medical
establishments in the study arca were identified based on trade area population and
housechold growth raking into consideration competitive impacts, trade area
demographics, and purchasing power. Based on analysis of sales potential, estimated
market share, competitive shopping areas, and retail trends, the demand for retail space
was estimated by business type. Estimates of retail, food service, services, and medical
space supportable by sales potential was prepared for target years 2015, 2020, and 2025.
Sales potential of individual stores was converted to square feet of building gross leasable
area by type of business. This section identifies the retail, food service, and services that
are supportable in the study area for the period 2015, 2020, and 2025.

¢ Future estimates of household growth in Hanover were converted to residential
development potential. Trend line estimates of residential development were allocated
between single family, townhome, and multi-family for the period 2012 to 2025.

¢ Phasing recommendations were prepared based on market research findings.
Implementation strategies were also prepared.

¢ The previously prepared concept plan for the south parcel was reviewed. Items to
consider include future land use, proposed density, intended roadway access (both CSAH
19 and Rosedale Avenue), site configuration, and implications of the parcel’s future
development on adjacent parcels.

¢ Three concept level development plans were prepared for the northern development site.
Existing aerial photography was used as the base mapping for the concept plan.

This report contains the primary information needed to support the principal conclusions.
However, in a report of this nature, it is not possible to include all of the information that was
developed and evaluated. Any additional information will be furnished upon request.

Report Purpose

This report was prepared in accordance with our proposal dated October 18, 2011. This report
was prepared with the understanding that the results of our work will be used by the client to
determine commercial and residential development potential in the CSAH 19 Corridor study area
in Hanover. Our report was prepared for that purpose and is subject to the following
qualifications:

e Our analysis did not ascertain the legal and regulatory requirements applicable to this
project including zoning, other state, and local government regulations, permits, and
licenses. No effort was made to determine the possible effect on the proposed project
of present or future federal, state, or local legislation, or any environmental or
ecological matters.
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¢ Our report and analysis was based on estimates, assumptions and other information
developed from research of the market, knowledge of the industry and discussions
with the client. Some assumptions inevitably will not materialize and unanticipated
events and circumstances may occur; therefore, actual results achieved will vary from
the analysis.

¢ Our analysis did not evaluate management’s effectiveness nor are we responsible for
future marketing efforts and other management actions upon which actual results are
dependent.

Our report is intended solely for the purpose described above and should not be used for any

other purpose without our prior written permission. Permission for other use of the report will be
eranted only upon meeting company standards for the proposed use.
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Chapter 1
HANOVER STUDY AREA

The City of Hanover is located on the Crow River midway between [-94 and TH-55,
approximately 5% miles south of Albertville. Hanover is bisected by the Crow River, which is
the boundary between Hennepin and Wright Counties. The study area is located in the portion of
Hanover south of the Crow River on CSAH 19, as shown on Map 1. The study area, shown in
red, is part of a larger planning area along CSAH 19 that extends east to the intersection with
CSAH 117. The study area consists of two tracts of land that are being considered for future
development. The south parcel is the proposed location of Mercantile Pass, a retail development.
The north parcel has been proposed for several developments in the past. Both parcels are zoned
B-1: Downtown River Commercial. Hilltop Bar & Grill is the only retail establishment in the
vicinity.

Map 1
HANOVER STUDY AREA

B0 StNE

Hanover | |

O 0BG 0 @ 02
Scule: 1= 0. 18 mies

§

@ Copyright 2012 McComb Group, Lid 020112

Hanover’s existing commercial areas are located along River Road Northeast and CSAH 19
(LaBeaux Avenue). Hanover’'s traditional downtown area extends east along River Road NE
from LaBeaux Avenue to Church Street and is generally bound by the Crow River on the south.
Retail and service businesses are located on River Road Northeast, east of CSAH 19. Additional



retail in a highway business area is located on LaBeaux Avenue, north of River Road Northeast
between Church Street and Fifth Street Northeast.

Currently, Hanover has 16 retail and service establishments; six retail stores and 10 services.
Food service, with three establishments, is the largest retail category, as shown in Table 1.
Home improvement, personal services, and automotive services each have two establishments.
Nine businesses are located in the downtown area and seven are located in the highway business
area.

Table 1
HANOVER TENANT MIX

M erchandise Category Hanover

FOOD SERVICE

Full Service 3
CONVENIENCE/GAS 1
OTHER STORES

Home Imp rovement 2

Total Retail 6
SERVICES

Personal Services 2

Automotive Services 2

Financial 1

Other Services 5

Total Services 10
TOTAL 16

Source McComb Group, lad

Regional Access

Hanover is the crossroad location of five highways, which funnel traffic through the City’s
commercial area. CSAH 19 is the major regional route to and from Hanover. Hennepin CSAH
19 provides access from 1-94 in Maple Grove by way of CSAH 30. These highways are a major
commuter routes to and from the Twin Cities. Wright County CSAH 19 connects Hanover to I-
94 in Albertville. CSAH 34 connects Hanover to TH-55 in Buffalo and serves as a portion of the
commuter route from Maple Grove. CSAH 20 extends south to Rockford and TH-55. CSAH
123 serves the southern portion of Hanover’s trade area.

Traffic Counts

Traffic counts in Hanover, in general, increased moderately between 2005 and 2010, as shown in
Table 2. This table reinforces the commuter movements that pass through Hanover: CSAH 19 to
CSAH 34 for east/west commuters, and CSAH 20 and CSAH 123 to Wright County CSAH 19.
Significant increases in traffic are anticipated by 2030. Increasing traffic counts on CSAH 19
indicate growing support for retail establishments in Hanover. CSAH 123 will become more
important when TH-610 is extended west.
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Table 2

HANOVER AREA TRAFFIC COUNTS
2005, 2008, AND 2010 ACTUAL AND 2030 ESTIMATED

Location 2005 2008 2010 2030E
CSAH 19
East of Site 8,600 8,500 8,500
North of Site 10,400 10,400 14,200
North of Church Street 10,200 10,500 10,500 19,500
North of County 34 7,600 7,800 7,800
CSAH123
South of Site 1,850 1,350 1,350 8,100
CSAH20
West of CSAH 19 3,150 3,300 3,300
CSAH 34
West of CSAH 19 4,050 4,350 4,350
E: Estimated.

Source: Hennepin County and MnDOT.

Mercantile Pass

Mercantile Pass will be located in the southeast quadrant of the intersection of CSAH 19 and 123
with excellent visibility from the north, east, and south, as shown in Figure 1. The site slopes
upward to the southwest enhancing visibility.

Two site access points are provided. The primary access will be from CSAH 19 at a signalized
intersection at the east end of the site. This intersection will have left and right turn lanes. The
shopping center service road will have one inbound lane, a left turn lane, and a through and right
turn lane. A secondary access from CSAH 123 will have two lanes. This access is more than
adequate for the proposed development.

The current Mercantile Pass development concept provides for 34,600 square feet of gross
building area in five buildings of varying sizes. This site plan shows 211 parking spaces for a
parking ratio of 6.1 stalls per 1,000 square feet of building area. This is more than adequate and
provides for flexibility to increase the size of buildings should tenants desire larger spaces. The
plan for a C-store with gasoline is appropriate. The five buildings have their backs to the
adjacent highways, which may be troubling for some retailers. This can be alleviated by signage
located on the back of the buildings facing the street. The concept of having five buildings
instead of a typical strip center has several advantages. This provides visibility into the site
similar to that provided by out parcel development at shopping centers. Buildings can be phased
based on tenant demand and building size can be changed to meet tenant needs. Mercantile Pass
is planned as a late 19" century themed development with unique building design creating a
distinctive development that does not exist elsewhere.

Previous development concepts have envisioned development on the parcels to the south with a

larger anchor store. This development, if it were to occur, would complement the existing site
plan creating a unified development.
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Chapter 11
COMPETITIVE SHOPPING AREAS

Hanover retail and service establishments compete with a variety of other shopping areas in
Hennepin and Wright Counties. Regional shopping options include large concentrations of retail
and services in Maple Grove West and Albertville Premium Outlets located along I-94.
Community scale competitors include Rogers and Buffalo; while St. Michael and Albertville, the
most competitive nearby communities, represent neighborhood centers. Smaller nearby
communities including Rockford, Greenfield and Loretto, provide convenience retail for area
residents; however, are less competitive with Hanover retail areas. Competitive shopping areas
are shown on Map 2 and summarized in Table 3 and the text below.

Map 2
COMPETITIVE SHOPPING AREAS
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Regional Shopping Influence

The nearest regional shopping concentrations are Maple Grove West and the Albertville
Premium Outlets, located about 9.0 miles and 6.25 miles, respectively, from Hanover. While
these regional shopping areas do not directly compete with the stores in Hanover, they do
influence shopping habits because of the large number of retail stores that are not located in
Hanover.
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¢ Maple Grove has a major shopping area adjacent to the [-94 and 1-494 interchange. This
regional shopping area is one of the largest retail concentrations in the state. Four major
shopping centers--Fountains at Arbor Lakes, Shoppes at Arbor Lakes, Arbor Lakes Main
Street, and Maple Grove Crossings--are located in this area and contain the northwest
metro area’s largest concentration of big box stores and specialty stores.

¢ Maple Grove West, located at 1-94 and County Road 30, contains a concentration of big
box retailers similar to a power center. This shopping area includes retailers such as
Menards, Walmart, Sam’s Club, and Rainbow Foods, along with many other large
retailers and food service providers. Additionally, this area is home to the newly
developed retail area named “The Grove” (538,000 square feet), located east of I-94 on
Maple Grove Parkway. The Grove includes SuperTarget, Home Depot and Slumberland,
along with many other retail and service providers. North Memorial Hospital and
Medical Offices are also located near The Grove. Maple Grove West includes 28 retail
stores and 50 service establishments.

¢ Albertville Premium Outlets is located about 6.25 miles north of Hanover on CSAH 19.
This center, located on 1-94 attracts heavy patronage from a large area, typically a one
hour drive time. It contains over 100 retail stores including 72 apparel and accessories
stores and 21 other shopping goods stores. This retail destination has also stimulated
adjacent new development, including out lots. Although Albertville Premium Outlets are
located in Albertville, it functions as a separate destination, pulling visitors from many
Twin Cities and northern communities.

Community Shopping Areas

Community scale shopping areas, generally anchored by discount stores, superstores, and
supermarkets, provide a varied selection of convenience and shopping goods. These community
scale retail areas also affect the trade area for Hanover. Tenant mix for these shopping areas is
summarized below.

¢ Rogers is approximately 6.5 miles northeast of Hanover, located at the intersection of I-
94 and TH-101. Rogers has a rapidly changing retail area and is anchored by
SuperTarget, Kohl’s, Cabela’s, Cub Foods, and Best Buy. This heavily traveled retail
area has 215 business establishments, with more than half of them in the service
category--predominately medical services, financial services, personal care, and auto
services. This area also has approximately 29 food service options. Unanchored strip
center development flourished during the early 2000°s; however, much of this space
remains vacant.

¢ Buffalo is located about 10.5 miles west of Hanover, and has two separate retail areas:
downtown and highway strip commercial. Both areas offer a variety of goods and
services for area consumers. While the highway area offers big box retail and a large
number of medical services, downtown Buffalo has the area’s largest concentration of
specialty shops. Major retail establishments located in Buffalo include Walmart
Supercenter, Target, Cub Foods, and Menards. Buffalo has 293 business establishments
including 119 retail stores and 174 services.
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Neighborhood Shopping Areas

Neighborhood scale shopping areas are generally anchored by supermarkets, drug, liquor, and
hardware stores. These anchors are complemented by other retail stores, food services, and a
wide variety of services.

¢ Albertville, located about 5.5 miles north of Hanover, has seen tremendous growth
recently in both retail and service industries. Currently, Albertville has 45 retail stores
and 50 service establishments. Convenience retail and food service are the largest
categories in Albertville. This shopping area is anchored by Coborn’s supermarket and
DJ’s Hardware. Services include personal care/personal service establishments and auto
service establishments, along with a number of other services. Commercial development
in Albertville was active in the early 2000’s with several new developments. However,
there are a large number of retail and office vacancies within Albertville at the present
time.

¢ St. Michael, 3.5 miles north of Hanover, is an older community that experienced major
commercial and infrastructure changes during the past 10 years. At the present time, the
96 business establishments include 30 retail stores and 66 services. Expansion of TH-241
has resulted in an increase of retail and service establishments to locations along the
highway. Currently, the largest concentration of merchants is in the convenience retail
and food service categories. Services are represented by financial, medical, and personal
care/personal services categories being the most common. Marketplace Foods serves as
an anchor to Town Center, which includes a bank, CVS, and the new library/City Hall.
This convenience shopping area is 3.7 miles from Hanover. Downtown St. Michael has
experienced some changes recently as Walgreens entered the market, Thrifty White
closed, and the Cornerstone retail building increased its occupancy.

Convenience Retail Areas

Convenience retail areas in greater Minnesota serve small trade areas and are typically anchored
by small supermarkets and other convenience retailers. Nearby convenience retail communities
are described below.

¢ Greenfield is a small community located six miles south of Hanover. This community
has approximately 16 retail and service establishments that provide convenience retail to
area residents, including a hardware store, liquor store, and two convenience stores.

¢ Rockford, located on TH-55, about six miles southwest of Hanover, has 24 retail stores
and 31 service establishments. Rockford’s largest categories include food service,
personal care/personal services, and financial services. These establishments meet the
basic convenience retail needs of area residents.

¢ Loretto is located south of TH-55 about seven miles south of Hanover. This community
has 36 retail and service establishments to serve its residents and TH-55 travelers.
Convenience retail and services includes six food service options, three personal care
establishments, and three automotive services.



New Retail Development

Typically, increased residential development stimulates increased commercial development.
Over the last ten years, this has resulted in significant retail development in St. Michael, Rogers,
and Albertville. However, current economic conditions have slowed residential development
resulting in reduced tenant demand for retail space. Competitive communities’ plans to develop
additional retail include:

¢ St. Michael Station, owned by Hans Hagen, opened with a Kwik Trip convenience store
in Fall of 2011 as part of a new 16-acre development at the intersection of 1-94 and TH-
241. Additional plans for this newly developed retail area include a hotel, restaurant, and
up to 10 other retailers.

¢ Loretto continues to improve and enhance its downtown. Loretto has completed the first
phase of their redevelopment plan which increased retail and office space downtown.
Loretto is currently planning the second phase of redevelopment that includes
office/retail space on five parcels adjacent to CSAH 19 in downtown.

Summary

Competition for Hanover retail and service establishments is largely provided by neighborhood
centers anchored by convenience goods stores, and community centers anchored by discount
stores and other big box retailers. These centers have located along major highways in
surrounding communities, such as Albertville, St. Michael, Buffalo, and Rogers to provide easy
access for area consumers. Communities such as Rockford, Greenfield, and Loretto grow their
retail offerings slowly as their population increases. However, these communities currently only
serve limited convenience needs of area consumers.
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Chapter I11
HANOVER MERCHANT INTERVIEWS SUMMARY

Interviews were conducted with seven Hanover area business owners. A list of the interview
participants is included in Table 4. The primary purpose of these interviews was to determine
opinions related to the strengths and weaknesses of Hanover and solicit ideas and opinions
regarding changes to retail within Hanover. All responses are verbatim and reflect the
respondents’ personal opinions; they were not screened for accuracy.

Tablc 4
HANOVER INTERVIEW PARTICIPANTS

Establishments

Aimnist Steam & Sauna Maverick Construction
Comfort Matters River Inn
Hilltop Bar Treehouse Child Care

Tom Thumb Marathon

Additionally, St. Paul's Lutheran Church was contacted to gather
information regarding the draw of their members and their insight
into Hanover's retail environment.

Where Do Your Customers Live or What Areas Do They Come From

Hanover businesses that offer convenience retail or services tend to draw customers from the
immediate area--Hanover, St. Michael, Albertville, Corcoran, and Rogers. Five other business
owners stated that their customer draw was from a much broader geography, with statements
such as:

e All over, from Hopkins, to Coon Rapids, to Maple Grove.
¢ Northwest Metro.
e Wide area as well as local.

o QOur customers come from all over (2 respondents).

Other Businesses That Attract Customers

When asked, “Are there other businesses in Hanover that attract customers that shop at your
store?”, one-half of the respondents mentioned River Inn; while the rest of the respondents didn’t
feel other businesses attracted customers for them. One respondent didn’t feel that their business
was visible to visitors; and another respondent mentioned PHS and Cummings Mobility as
businesses that attract customers.

Primary Strengths

When asked to describe the primary strengths of doing business in Hanover, three respondents
felt that the small town charm was a strength for Hanover. Two of the businesses felt that the
Crow River was a strength; and two respondents felt having a post office was a strength. Other
responses include:
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e The city is very helpful and supportive.
e The city has programs to offer young businesses.
¢ River Inn is big strength.

e Primary location is good because we are at a commuter crossroads. We are close to the
city, but far enough away.

»  We get commuters off the interstate.

e Good proximity to attractions like the Crow Hassan Park and Albertville Outlet Mall.
e 1 have good accessibility to my store.

e  Weare in Wright County.

» School in Hanover is close by.

¢ Nothing, I just like being in Hanover.

In general, these comments suggest that business owners have positive feelings about Hanover’s
retail area. They continue to see Hanover as a good location for them that has many strengths.

Primary Weaknesses

When asked to describe the weaknesses of doing business in Hanover, two respondents felt the
lack of retail and other businesses was the biggest weakness. Three respondents mentioned
Chops Bar & Grill as a detriment to the city because of its appearance. Two other respondents
didn’t have an opinion. Other respondents are concerned about various other issues; these
verbatim responses are included below:

* Not enough employees.
e It’s hard to create awareness for us. There is a lack of businesses that we can utilize.
e We lost the hardware store many years ago and it was a big loss.

¢ Some city rules are a little geared toward large town mentality. Some of those rules
could price potential business owners out of this market.

e There is not enough foot traffic for me; however I think I will always have clients
because of the nature of my business.

¢ The council has their own agenda and sometimes that is a little skewed. The council is
changing now.

» Not very big (the town itself). There are conflicts being so rural in terms of development,
it’s hard to move forward. The city being split between two counties also makes it
difficult. The Crow River is a barrier and makes development more challenging.

s  We are farther out than a lot of people think. We were in Hamel, and it was a little more
convenient for our customers, but we moved to downsize and have lower taxes, they were
too high in Hennepin County.

There were a variety of issues and concerns from Hanover business owners; however, the lack of
retail stores in Hanover and the appearance of Chops Bar & Grill were mentioned by more than
one respondent.
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New Businesses For Hanover

When asked “What types of business would you like to see in Hanover?” the following ideas
were offered:

e Coffee shop (3 respondents)

o Restaurants (3 respondents)

o Sandwich shop (2 respondents)

» More commercial office (2 respondents)

¢ Hair/barber (2 respondents}

e Liquor store (2 respondents)

e Nicer competitor to Tom Thumb.

¢ Restaurant we can utilize for lunch.

e Nothing like a chain. Keep it local and small town, no strip malls.
= Haven’t given it much thought, there are competitive issues with other communities.
¢ More industrial, anything with more employment.

¢ Someplace we can meet with our clients.

¢ Antique shop and drug store

Overall, survey respondents would like to see a variety of retail offerings within Hanover; with
the main emphasis on restaurants or food service options.

Retail Sales Trends Since 2007

Four respondents have seen increases in sales since 2007. The sales increases have been more
than 10 percent and the retailers attributed these increases to the following:

o THow we treat our customers. We give our clients a good value and also offer a good
work ethic. We also added a new service.

e We work hard to take care of our customers and keep them coming back.
e Marketing on our part.

e  QOur business model (2 respondents).

One half of the respondents, or three respondents, reported decreasing sales. Two of those
respondents had experienced decreases less than 10 percent and one retailer saw a decrease in
sales between 10 and 15 percent. All three of these retailers who saw decreases, felt the
economy was the reason for the decrease in sales. One retailer felt that the lack of building
going on brought fewer construction and blue collar workers to town.

Plans For Changes To Business Within Next Three Years

Five of the seven respondents did not have any plans for changes in the next three years. Two
respondents are planning to grow their business, but did not have concrete plans.
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In general, Hanover businesses are conducting business as normal and currently do not have
plans to change their business. However, there are a few retailers that want to expand their
business, which is encouraging.

Changes That Would Improve Their Business

When asked what could be done to improve their business, respondents had varying responses:

e Keep festivals and events happening. Offer incentives for new businesses.
e Reasonable rents.
o  We work with what we have and go about our business.

o Not a whole lot of development in the area. Industrial growth, however, there are not a
whole lot of choices of where they could go.

» Lower taxes, we need to draw more businesses here.

o Capitalize on the traffic on County Road 19. There is a lot of traffic, we just need to
inform people of what Hanover has to offer.

Other Comments

As a final question, the business owners were asked if they had any further comments or
questions. Respondent verbatim responses are reported below:

e We’ve learned that if you have a good operation, it doesn’t matter where you are located
within the city. We love this small town, it’s wonderful. As business owners, we’d like
to see more foot traffic.

o There’s nothing that jumps out to attract people to Hanover.
e Hanover is a good town, with loyal people. We are happy to be here.

» We haven’t been here too long, but we like it so far.

Summary

The purpose of this survey was to determine the respondents’ opinions and perceptions of being
a business owner in Hanover. In general, retailers enjoy their locations within Hanover; and
each of these retailers has unique positives and negatives that are specific to their business.
Retailers benefit from the small town charm of Hanover; however, they would like to see more
retail and service offerings.

Five businesses have experienced increases in sales, while three businesses have experienced
decreases in sales since 2007. Overwhelmingly, business respondents attributed the reasons for
these decreases on the economy and they are waiting patiently for it to rebound. Most of the
respondents are not planning to make changes to their business over the next three years,
although two respondents have an agenda to grow their business as the economy allows. In
general, respondents comments indicate that the City of Hanover should concentrate on
attracting more retail and service businesses.
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Chapter 1V
TRADE AREA

The trade area for Hanover was delineated by McComb Group based on the location of
competitive retail concentrations, arterial road networks, natural boundaries, business owner
comments, and previous experience.

The Hanover trade area, shown on Map 3, encompasses approximately 63 square miles and
extends approximately 3.5 miles north into St. Michael, 4.5 miles east into Corcoran and Hassan
Township, 4.0 miles south into Greenfield, and 6.0 miles west into Buffalo Township. The trade
area includes the City of Hanover and portions of St. Michael, Corcoran, Greenfield, Rockford
Township, and Buffalo Township.

Map 3
HANOVER TRADE AREA
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Population and Households

Population and household growth trends for the Hanover trade area, Hennepin County, and
Minneapolis-St. Paul MSA are shown in Table 5. Trade area population and households have
been growing more rapidly than population and households in both Hennepin County and the
Minneapolis-St. Paul MSA. Between 1990 and 2000, Hanover trade area population increased
by 1,767 or 2.49 percent annually. In 2000, trade area population totaled 8,097 and increased to
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12,332 by 2011, an increase of 3.90 percent annually. Between 2011 and 2016, Hanover trade
area population is estimated to increase by 2.10 percent annually to 13,680 people.

Households within the Hanover trade area totaled 2,538 in 2000, which represented an annual
increase of 2.69 percent from 1990. Between 2000 and 2011, households increased by 1,478
households, or 4.26 percent annually to 4,016 in 2011. Households are estimated to increase
slightly to 4,476 in 2016, and annual increase of 2.2 percent.

Table 5

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST, PAULMSA
POPULATION AND HOUSEHOLDS
1950 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

Hennepin Minneapaolis-
Trade Area County St. Paul MSA
Population
1990 6,330 1,032,367 2,542,631
2000 8,097 1,116,200 2,968,806
2011E 12,332 1,159,772 3,314,929
2016E 13,680 1,189,054 3,455,173
Annual Growth Rate
1990-2000 249 % 0.78 % 1.56 %
2000-2011E 3.90 0.35 1.01
2011E-2016E 2.10 0.50 0.83
Households
1990 1,947 419,128 961,627
2000 2,538 456,129 1,136,615
2011E 4,016 479,172 1,285,939
2016E 4,476 492,164 1,338,939
Annual Growth Rate
1990-2000 2.69 % 0.85 % 169 %
2000-2011E 4.26 0.45 1.13
2011E-2016E 2.19 0.54 0.81
E: Estimated.

Source: U.S. Census, Scan/US, Inc, and McComb Group, Ltd

Hennepin County population grew at an annual rate of less than one percent between 1990 and
2000. In 2000, Hennepin County population was 1.12 million and increased slightly to 1.16
million by 2011, an annual growth rate of less than one percent. 1t is estimated that the Hennepin
County population will, once again, increase at an annual rate of less than one percent, increasing
the Hennepin County population to 1.19 million by 2016.

Households within Hennepin County have been increasing at similar rates. Between 1990 and
2000, Hennepin County households increased at an annual rate of less than one percent. From
2000 to 2011, households in Hennepin County increased slightly (by 0.45 percent annually),
increasing households from 456,129 in 2000 to 479,172 in 2011. Households are expected to
increase by less than one percent annually through 2016, for an estimated household count of
492,164.
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Minneapolis-St. Paul MSA population and households have increased modestly since 2000.
Population within the MSA increased by 1.01 percent annually between 2000 and 2011 and is
estimated to increase by 0.83 percent annually from 2011 to 2016. Households within the MSA
have been growing at about 1.13 percent annually since 2000 and are estimated to increase by
less than one percent between 2011 and 2016.

Household Income

Average household income for Hanover trade area is higher than both Hennepin County and the
Minneapolis-St. Paul MSA average household income, as shown in Table 6. Hanover trade area
2011 average household income was estimated at $103,811 and is estimated to increase to
$111,408 by 2016. Average household income for Hennepin County was $80,803 in 2011; by
2016 it is expected to reach $87,686. Average household income in Minneapolis-St. Paul MSA
was $78,944 in 2011 and is estimated to increase to $86,142 by 2016.

Table 6

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA
AVERAGE AND MEDIAN HOUSEHOLD INCOME
1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

Hennepin M inneapolis-
Trade Area County St. Paul M SA
Average Household Income
1990 3 47,663 3 44,966 3 43,703
2000 89,614 69,655 67,713
2011E 103,811 80,803 78,944
2016E 111,408 87,686 86,142
Median Houschold Income
1990 3 43,023 3 37,664 i) 37,631
2000 74,118 52,204 54,734
2011E 83,672 59,255 62,514
2016E 89,069 62,160 66,520

E Esumated
Source McComb Group, Ltd

The proportion of households with incomes above $75,000, $100,000, and $150,000 are shown
in Table 7. In 2011, over 60 percent, or 2,413 households, within the Hanover trade area had
incomes above $75,000 and it’s estimated that it will increase to 65.5 percent, or 2,931
households, by 2016. Households with incomes greater than $100,000 represented 35.7 percent
(1,431 households) of the households in the Hanover trade area in 2011 and are estimated to
increase to 40.4 percent, or 1,806 households, by 2016.

Hennepin County household income distribution proportions are lower than the Hanover trade
area. In 2011, 38.7 percent of Hennepin County households had incomes above $75,000, which
is estimated to increase to 41.4 percent by 2016. Households with incomes above $100,000
within Hennepin County were represented by 25.5 percent in 2011 and are estimated at 28.2
percent by 2016.

Minneapolis-St. Paul MSA percentage of households with incomes above $75,000 in 2011 was
40.6 percent and it is expected to increase to 44.3 percent by 2016. Households with incomes
above $100,000 were 25.4 percent in 2011 and are estimated at 29.0 percent in 2016.
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Table 7

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEA POLIS-ST. PAUL MSA
HOUSEHOLD INCOME DISTRIBUTION: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

Trade Arca Hennepin County M inncapolis-St. Paul M SA
Number  Percent Number Percent Number Percent

Households above 575,000

1990 237 123 % 53,175 12.7 % 107,842 1.2 %

2000 1,220 48.1 141,441 311 357,670 31.5

2011E 2,413 60.2 185,482 8.7 521,591 40.6

20165 2,931 65.5 204,092 41.4 593,485 44.3
Househaolds above 5100,000

1990 a9 1.6 % 26,217 63 % 47,969 5.0 %

2000 606 23.9 81,891 18,0 192,041 16.9

2011E 1,431 357 122,211 25.5 326,699 254

2016E 1,806 40.4 139,033 28.2 388,379 29.0
Households above $150,000

1990 28 1.4 % 10,317 25 % 17,264 1.8 %

24000 191 7.5 33,165 7.3 67,087 59

2011E 460 11.5 54,546 11,4 128,480 10.0

2016E 595 13.3 62,616 12.7 155,408 11.6

E: Estimated
Source MeComb Group, Lid

Distribution of households with incomes above $75,000 is shown on Map 4. This map
demonstrates that affluent households are distributed throughout the Hanover trade area.

Map 4

HANOVER TRADE AREA
ESTIMATED 2016 AVERAGE HOUSEHOLD INCOME: PERCENT ABOVE $75,000
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Demographic Characteristics

Demographic characteristics for Hanover trade area, Hennepin County, and Minneapolis-St. Paul
MSA are summarized in the demographic snapshots contained in Tables 8, 9, and 10 at the end
of the chapter. These snapshots contain census data for 1990 and 2000 as well as estimates for
2011 and 2016. These estimates were provided by Scan/US, Inc. Significant characteristics of
the Hanover trade area include the following:

¢ Trade area median age was estimated at 35 in 2011 and is estimated to increase to 37 by
2016, which is very similar to Hennepin County at 38 and the same as Minneapolis-St.
Paul MSA at 37 in 2016.

¢ Caucasians represented 95.6 percent of the trade area population in 2011 and an
estimated 95.6 percent for 2016, which is higher than both Hennepin County with 74.2
percent in 2016 and Minneapolis-St. Paul MSA with 81.1 percent in 2016.

¢ Over 60 percent of trade area households had incomes above $75,000 in 2011 and almost
36 percent of households had incomes above $100,000. It is estimated that Hanover’s
trade area households with average income above $75,000 will reach 65.5 percent by
2016, with over 40 percent having incomes above $100,000.

Additional demographic characteristics for Hanover trade area, Hennepin County, and
Minneapolis-St. Paul MSA are contained in Appendix A.

Future Household Estimates

Detailed demographic estimates are available for 2016, as shown in the previous pages.
Household estimates from 2016 through 2025 are contained in the Technical Memorandum:
Residential Growth Estimates. Residential growth estimates for the Hanover trade area are
contained in Table 11 for 2011, 2015, 2020, and 2025. Trade area households are estimated to
increase from 4,016 in 2011 to 5,465 in 2025. These houschold estimates were used in
estimating future trade area purchasing power.

Table 11
HANOVER TRADE AREA
ESTIMATED HOUSEHOLDS

Growth
Year Households Rate
2011 4,016 219 %
2015 4357 2.06
2020 4,902 2.99
2025 5,465 1.78

Source: McComb Group, Ltd,

Purchasing Power

Retail sales potential for the Hanover trade area is based on estimated purchasing power and
market share that can be achieved from the trade area. Retail sales from residents living outside
the trade area are inflow sales. Purchasing power estimates of trade area residents are derived
from retail sales by store type as reported by the Census of Retail Trade in 1997 and 2002.
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Retail sales for 2003 through 2010 were estimated using information available from the U.S.
Department of Commerce. Future purchasing power estimates are expressed in constant 2011
dollars and reflect projected household growth.

Purchasing power is based on the number of trade area households adjusted to reflect income
characteristics. Purchasing power, for the purpose of this analysis, includes retail categories that
are characteristic of tenants that could be located in Hanover. The estimated retail purchasing
power summary table for the Hanover trade area for 2012, 2015, 2020, and 2025 is shown in
Table 12. The purchasing power estimates used in this analysis are condensed from the full
purchasing power tables, which are contained in a separate Appendix. These estimates represent
the potential dollar sales for a broad range of retail stores generated by residents of each trade
area.

Table 12

HANOVER TRADE AREA

RETAIL PURCHASING POWER; 2012, 2015, 2020, AND 2025
(In Thousands o [Constant 2011Dollars )

M erchandise Category 2012 2015 2020 2025
Shopping Goods § 53,718 $ 58,430 $ 66,622 3 79,608
Food Service & Drinking 20,220 21,991 25,075 29,963
Convenience Goods 30,583 33,265 37,928 45,323
Gasoline Service Stations & Convenicnce 22,232 24,181 27,571 32,945
Other Stores 53,309 57,984 66,113 79,000

Total 3 180,062 $ 195851 § 223,309 $ 266,839

Source McComb Group, Lid

Total purchasing power for Hanover’s trade area is estimated at approximately $180 million for
2012 and is expected to increase to over $195 million by 2015, an annual growth rate of 2.8
percent. Purchasing power for shopping goods in this trade area is expected to increase from
$53.7 million in 2012 to $58.4 million in 2015. Convenience goods purchasing power for this
trade area is estimated at $30.6 million for 2012, estimated to increase to $33.3 million by 2015.

29 77



Table 8

' ¢ McComb DEMOGRAPHIC AND INCOME SNAPSHOT
130T Groop, Ltd.
Hanover Trade Area 4/11/2012
SNAPSHOT 1990 Census 2000 Census 2011 Estimated 2016 Projected
Population 6,330 8,097 12,332 13,680
Households 1,947 2,538 4016 4,476
Families 1,649 2,186 3,286 3,651
Per Capita Income $ 14,920 § 28794 $ 29,527 b 31,344
Median Household Income § 43,023 $ 74118 $ 83672 3 89,069
Average Household Income $ 47,663 $ 89,614 $ 103,811 3 111,408
Average Household Size 3.25 3.19 3.07 3.06
Median Age 29 34 35 37
Annual Percent Change
TRENDS 1990 - 2000 2000 -2011 2011 -2016
Population 249 % 3.90 % 2.10%
Households 2.69 426 2.19
Families 2.86 i 2.13
Median Household Income 5.59 1.11 1.26
Average Household Income 6.52 1.35 1.42
1890 Census 2000 Census 2011 Estimated 2016 Projected

HOUSEHOLDS BY INCOME Number  Percent Number Percent Number  Percent Number Percent
Less than $15,000 178 9.2 % 65 2.6 % 171 43 % 163 36 %
$15,000 - $24,999 213 11.0 101 4.0 92 23 83 1.8
$25,000 - $34,999 315 16.4 109 4.3 164 4.1 135 3.0
$35,000 - $49,999 507 26.3 342 13.5 368 92 343 7.7
$50,000 - 74,999 478 24.8 699 27.5 807 20,1 820 18.3
$75,000 - $99,999 148 1.7 614 24.2 982 24.5 1,125 25.1
$100,000 - $149,999 61 32 415 16.4 971 242 1,211 271
150,000 + 28 1.4 191 7.5 460 11.5 595 13.3
POPULATION BY AGE Number  Percent Number  Percent Number  Percent Number Percent
<19 2,318 36.7 % 2,924 36.1 % 3,955 32.1 % 4,217 31.8 %
20-24 m 6.0 306 3.8 784 6.4 902 6.8
25-34 1,103 17.5 927 11.5 1,378 11.2 1,232 9.3
35-44 1,089 17.2 1,785 22.1 1,620 13.1 1,547 11.7
45-54 693 11.0 1,187 14.7 1,980 16.1 2,138 16.1
55-64 359 5.7 607 15 1,281 10.4 1,600 12.1
65-74 240 3.8 216 2.7 731 5.9 962 73
75-84 136 22 119 1.5 423 34 477 3.6
85+ NA NA 24 0.3 179 14 172 1.3
RACE AND ETHNICITY Number  Percent Number  Percent Number  Percent Number Percent
White 6,274 99,1 % 7,945 98.1% 11,784 956 % 12,660 95.6 %
Black 6 0.1 7 0.1 80 0.6 91 0.7
Native American 18 0.3 12 0.1 24 0.2 30 0.2
Asian/Pacific Islander 24 0.4 58 0.7 228 1.8 238 1.8
Other Races 8 0.1 74 0.9 216 1.8 231 1.7
Hispanic (Any Race)} 24 0.4 73 0.9 182 1.5 252 1.9
Source: U.S. Census, Scan/US, Ine. and McComb Group, Ltd.
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Table 9

i@ McComb

DEMOGRAPHIC AND INCOME SNAPSHOT

kb Group, Lid,
Hennepin County 4/11/2012
SNAPSHOT 1990 Census 2000 Census 2011 Eslimated 2016 Projected
Population 1,032,367 1,116,200 1,159,772 1,189,054
Households 419,128 456,129 479,172 492,164
Families 257,266 267,303 275,149 280,730
Per Capita Income 5 18,405 3 29,356 5 33,820 b 36,777
Median Household Income 3 37,664 $ 52,204 3 59,255 b 62,160
Average Houschold Income $ 44,966 b 69,655 ) 80,803 $ 87,686
Average Household Size 2.4] 2,39 237 237
Median Age 34 35 36 38
Annual Percent Change
TRENDS 1990 - 2000 2000 - 2011 2011 -2016
Population 0.78 % 0.35 % 0.50 %
Households 0.85 0.45 0.54
Families 0.38 0.26 0.40
Median Houschold Income 3.32 1.16 0.96
Average Household Income 4.47 1.36 1.65
1990 Census 2000 Census 2011 Estimated 2016 Projected
HOUSEHOLDS BY INCOME Number Percent Number Percenl Number Percent Number Percent
Less than $15,000 75.807 18.1 % 47,993 10.5 % 49,661 104 % 52,159 10.6 %
£15,000 - $24,999 65,794 15.7 46,671 10.2 42,416 89 41,200 84
$25,000 - $34,999 63,730 15.2 52,610 11.5 44,993 94 42,024 85
$35,000 - $49,999 83,246 19.9 71,348 15.6 65,483 13.7 63,409 12.9
£50,000 - $74,999 77,258 18.4 96,066 21.] 91,137 19.0 89,280 18.1
$75,000 - $59,999 26,958 6.4 59,550 13.1 63,271 13.2 65,059 13.2
$100,000 - $149,999 15,900 KR 48,726 10.7 67,605 14.1 76,417 15.5
$150,000 + 10,317 25 33,165 7.3 54,546 11.4 62,616 12.7
POPULATION BY AGE Number Percent Number Percent Number Percent Number Percent
<|9 264,830 25.7 % 296,905 26.6 % 295,092 254 % 302,085 254 %
20-24 83,089 8.0 79,364 7.1 75,847 6.5 71,102 6.0
25-34 217,046 21.0 183,860 16.5 185,511 16.0 166,953 14.0
3544 170,241 16.5 191,872 17.2 166,536 14.4 174,018 14.6
45-54 101,685 9.9 156,068 14.0 173,498 15.0 168,307 14.2
55-64 78,401 7.6 85,773 7.7 130,549 11.3 153,508 12.9
65-74 64,502 6.2 59,737 54 67,413 58 88,621 75
75-84 52,525 5.1 44,942 4.0 42,555 3.7 42,323 3.6
85+ NA NA 17,679 1.6 22,771 20 22,137 1.9
RACE AND ETHNICITY Number Percent Number Percent Number Percent Number Percent
White 922,239 §9.3 % 898,921 80.5 % 862,059 743 % 882,869 74,2 %
Black 60,115 5.8 99,943 9.0 137,311 11.8 141,501 11.9
Nalive American 14,926 1.4 11,163 1.0 10,655 0.9 10,908 0.9
Asian/Pacific Islander 29,568 29 54,086 48 72,903 6.3 74,863 6.3
Other Races 5.519 0.5 52,087 47 76,844 6.6 78,913 6.6
Hispanic {Any Race) 14,024 1.4 45,439 4.1 81,960 7.1 99,060 8.3
Source: U.S. Census, Scan/US, Ine. and McComb Group, Ltd.
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Table 10

: }*. McComb

DEMOGRAPHIC AND INCOME SNAPSHOT

k! Group, Lud.
Minneapolis-St. Paul MSA 47112012
SNAPSHOT 1990 Census 2000 Census 2011 Estimated 2016 Projected
Population 2,542,631 2,968,806 3,314,929 3,455,173
Households 961,627 1,136,615 1,285,939 1,338,939
Families 649,907 744,303 827,409 853,514
Per Capita Income 3 16,667 3 26,641 3 30,976 3 33,765
Median Household Income 5 37,631 3 54,734 g 62,514 L) 66,520
Averape Household Income $ 43,703 3 67,713 $ 78,944 $ 86,142
Average Household Size 2.59 2.56 2.53 253
Median Age 32 34 36 37
Annual Percent Chanpe
TRENDS 1990 - 2000 2000 - 2011 2011 -2016
Population 1.56 % 1.01 % 0.83 %
Households 1.69 1.13 0.81
Families 1.37 0.97 0.62
Median Household Income 3.82 1.22 1.25
Average Household Income 4.48 1.40 1.76
1990 Census 2000 Census 2011 Estimated 2016 Projected
HOUSEHOLDS BY INCOME Number Percent Number Percent Number Percent Number Percenl
Less than $15,000 158,760 16.5 % 104,519 92 % 111,662 87 % 115958 8.7 %
$15,000 - $24,999 145,550 15.2 104,638 9.2 100,008 7.8 96,976 7.2
$25,000 - 534,999 151,645 15.8 125,123 11.0 113.642 8.8 106,520 8.0
£35,000 - 349,999 206,924 21.6 179,335 15.8 174,035 13.5 168,367 12.6
$30,000 - $74,999 188,993 19.7 265,330 23.3 265,001 20.6 257,633 19.2
$75,000 - 599,999 59.873 6.2 165,629 14.6 194,892 15.2 205,106 15.3
£100,000 - $149,999 30,705 32 124,954 11.0 198,219 154 232,971 17.4
£150,000 + 17,264 1.8 67,087 5.9 128,480 10.0 155,408 11.6
POPULATION BY AGE Number Percent Number Percent Number Percent Number Percent
<19 738,155 20.0 % 873,680 294 % 915,753 27.6 %% 944,248 273 %
20-24 193,055 7.6 193,790 6.5 219,087 6.6 224,573 6.5
25-34 511,549 20.1 457,105 154 475,975 14.4 455,546 13.2
3544 415,664 16.3 528,024 17.8 483,451 14.6 470,632 13.6
45-54 253,035 10.0 405,724 13.7 507,168 15.3 504,649 14.6
55-64 180,490 7.1 225,540 7.6 361,901 10.9 437,134 12.7
65-74 139,086 55 145,808 49 188,446 5.7 247,941 72
75-84 111,458 44 100,485 34 109,683 33 116,318 34
85+ NA NA 38,650 1.3 53,465 i.6 54,132 1.6
RACE AND ETHNICITY Number Percent Number Percent Number Percent Number Percent
White 2,347,622 92.3 % 2,556,851 86.1 % 2,685,735 81.0 % 2,802,332 8L.1 %
Black 90,071 35 157,963 5.3 245,723 7.4 254,948 74
Native American 24,267 1.0 21,590 0.7 22,936 0.7 23,780 0.7
Asian/Pacific Islander 65,618 2.6 124,025 4.2 191,192 5.8 198,353 5.7
Other Races 15,053 0.6 108,377 3.7 169,343 5.1 175,760 5.1
Hispanic (Any Race) 37,942 1.5 99,121 33 189,272 5.7 241,178 7.0
Source: U.S, Census, Scan/US, Inc, and McComb Group, Lid.
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Chapter V
RETAIL SALES POTENTIAL

Future retail and service sales potential is based on market share that can be achieved by
Hanover retail stores taking into consideration trade area households, future growth, and
potential competitive developments. Market share estimates are based on analysis conducted as
part of this engagement, and McComb Group’s knowledge of the Twin Cities area retail market.
Market share was estimated for each retail and service category taking into consideration trade
area size, competitive store locations, and industry experience. Trade area market share and the
portion of sales derived from Hanover’s trade area by store type are contained in Table 13.

Table 13

CITY OF HANOVER
MARKET SHARE AND TRADE AREA SALES

Trade
Market Area
Store Type Share Sales
Convenience Goods
Grocery Stores 15 % 85 %
Other Food Stores 25 85
Drug & Proprietary 35 85
Liquor 35 85
Hardware Stores 35 85
Other Convenience Stores 35 85
Food Service
Full Service 25 % 65 %
Limited Service 25 75
Gasoline/Convenience Stores 30 % 65 %
Shopping Goods
General Merchandise 35 % 75 %
Apparel & Accessories 20 75
Fumiture & Home Fumishings 20 75
Electronics & Appliances Stores 20 75
Other Shopping Goods 20 75
Other Retail Stores
Building Materials 45 % 85 %
Auto Parts & Accessories 15 85
Services 25-35 % 85 %
Health Care 25 % 85 %

Sowrce: McComb Group, Ltd

Using the convenience goods category as an example, market share is estimated at 15 to 35
percent with 85 percent of the sales derived from the trade area. Inflow sales, or purchases by
customers living outside the trade area, represent the remaining 15 percent. Food service market
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share is estimated at 25 percent for full service and limited service restaurants with 65 to 75
percent of the sales being derived from the trade area. In the shopping goods category, market
share ranges from 20 to 35 percent depending on store category. In the shopping goods category,
stores are estimated to derive 75 percent of their sales from the trade area. Market share in
services 1s estimated at 25 1o 35 percent with 85 percent of the sales derived from the trade area.
Health care market share is 25 percent with trade area sales estimated at 85 percent.

Sales Potential

Estimated retail and service space demand is a two-step process. Sales potential for each retail
or service category is estimated first to determine if retail sales are sufficient to support a store.
Next, store size is determined based on sales productivity and typical store size for each
category. This methodology is illustrated for 2015 in Tables 14 and 15. These tables use
convenience goods stores as an example to illustrate how supportable square footage of retail
stores and services is determined.

Using grocery stores as an example, resident purchasing power in 2015 is estimated at $19.0
million in constant 2011 dollars, as shown in Table 14. Market share of 15.0 percent results in
$2.8 million in trade arca sales. Adding inflow sales of $503,000 results in total estimated sales
of about $3.4 million. Grocery demand is complicated because groceries are also sold by
superstores, discount stores, warehouse clubs, and drug stores. Grocery sales captured by these
stores from Hanover trade area households is estimated at over $6.0 million increasing grocery
purchasing power to $25.4 million. Trade area sales potential is estimated at $3.8 million.
Adding inflow sales increases estimated sales potential to about $4.5 million. Estimated drug
store sales potential is about $3.4 million and $1.3 million for liquor stores. The same approach
is used for other retail and service categories. Sales potential for other retail stores and services
is contained in the Appendix.

Table 14

HANOVER TRADE AREA
RETAIL PURCHASING POWER, MARKET SHARE, AND SALES POTENTIAL; 2015

BY MERCHANDISE CATEGORY
{ln Thousands o F201IDollars)

Resident Estimated Trade Trade Estimated
Purchasing Market Area Area Other Total
M erchandise Category Power Share Sales Percent Shoppers Sales
Grocery Stores $ 19,014 150 % & 2,852 85 % & 503 % 3,355
Grocery in Other Stores 6,438 15.0 966 85 170 1.136
Total I 25,452 § 3,818 § 673 § 4,491
Drug & Proprietary Stores 8,278 35.0 2,897 85 511 3,408
Hardware 1,268 35.0 444 85 78 522
Liguor 3,265 35.0 1,143 85 202 1,345
Florist 480 35.0 168 85 30 198

Source McComb Group,Ltd

Supportable gross leasable area (GLA) for grocery stores is based on sales potential of $3.3
million divided by $400 per square foot resulting in supportable square footage of about 8,400
square feet, as shown in Table 15. Grocery store sales potential from other stores is estimated at
over $1.1 million, which will support 2,840 square feet. Total grocery store supportable space is
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about 11,200 square feet. This is below the low size range for supermarkets. Drug store
supportable space is 7,400 square feet. This is smaller than the typical Walgreens or CVS
pharmacy, which are over 13,000 square feet. Liquor store supportable space is about 3,600
square feet, which is above the median liquor store size. The last columns in this table contains
the low, median, and high store size for each store type from Dollars & Cents of Shopping
Centers, published by the Urban Land Institute. This indicates the typical size range for a store
in each retail category. Median store size indicates a typical size for a store in each retail
category. To the extent that supportable square footage is about the same as the median store
size or larger, sales potential exists to support that store type. Complete tables showing
supportable square footage by retail and service category for each target year are contained in the
Appendix.

Table 15

HANOVER TRADE AREA
RETAIL SALES POTENITAL AND SUPPORTABLE SPACE; 2015
BY MERCHANDISE CATEGORY

Estimated
Sales Sales Supportable Store Size
Category Potential Sq. Ft. Sq. Ft. Low M edian High
Grocery Stores ¥ 3,355,000 § 400 8,388 31,676 52,500 65,888
Grocery from Other Stores 1,136,000 400 2,840 1,188 2,400 6,000
Total $ 4,491,000 11,228
Drug & Proprietary Stores 3,408,000 460 7,409 8,280 11,700 23,714
Hardware 522,000 185 2,822 5,638 13,831 27,743
Liquor 1,345,000 375 3,587 1,305 2,856 7,210
Florist 198,000 190 1,042 766 1,600 5,396

Source: McComb Group, Ltd.

Retail GLA supported by estimated sales potential for each retail store category is based on
estimated sales per square foot (in 2011 dollars) by store type. Sales per square foot estimates
are derived from median store sales per square foot for each tenant type contained in Dollars &
Cents of Shopping Centers, 2008. Supportable GLA is calculated by dividing sales potential by
sales per square foot. This analysis was used to provide an estimate of the supportable square
footage in each retail store category. The detailed tables resulting from these calculations are
contained in the Appendix. The results of this analysis are summarized in Chapter VI.
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Chapter VI
HANOVER RETAIL POTENTIAL

Hanover is a growing community spanning the Crow River. The CSAH 19 river crossing
focuses north/south and east/west traffic on its commercial area. Factors that support retail
development in Hanover include:

4 Traffic counts on CSAH 19 south of the Crow River were 10,400 in 2010 and are
estimated to increase to 14,200 in 2030. North of Church Street, 2010 traffic counts were
10,500 and are estimated to almost double to 19.500 in 2030,

¢ Trade area population and households have been growing at rates much faster than
Hennepin County or the Minneapolis-St. Paul MSA.

¢ Between 2000 and 2011, households increased at an annual rate of 4.3 percent compared
to 1.1 percent in the MSA. In the future, households are expected to increase at 2.2
percent annually, a rate that is almost three times greater than the MSA.

¢ Hanover’s trade area household income is well above that of Hennepin County and the
MSA. Average household income in 2011 was estimated at $103,811 and is expected to
reach over $111,400 in 2016. MSA average household incomes for the same years are
$78,944 and $86,142, respectively.

¢ In 2011, 36 percent of trade area households had household incomes in excess of
$100,000 and 11.5 percent of the households exceeded $150,000.

Hanover’s economic attributes, location, and attractive trade area demographics and incomes
provide support for convenience and destination retail stores and services.

The categories of retail stores and services that are supportable in Hanover, based on sales
potential, are summarized in Table 16 for 2015, 2020, and 2025. Sales potential analysis
indicates that the most likely retail stores and services that could be attracted to Hanover over the
short-term are convenience and destination businesses normally associated with a convenience
shopping area. These stores generally include convenience stores, liquor stores, food service,
personal services, and medical offices. Supportable square footage in these categories, shown in
Table 16, will expand steadily as trade area households increase creating the opportunity for
additional stores or larger stores.

Retail categories with sufficient market support at the present time include liquor stores, full
service restaurants, limited service restaurants, convenience/gasoline, hair salon, physical fitness,
professional offices, dentists, and chiropractors. Other categories, where there is not sufficient
market potential to support a store could possibly be combined with other businesses to cater to
the more affluent character of the Hanover trade area. The convenience/gasoline store could be
expanded to include a broader selection of grocery items that could be purchased by residents
and passing traffic. This would be more convenient than driving to a more distant shopping area.
This could include some produce items, fast tuming perishable items that would typically be
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found in a convenience market. Other concepts that could be considered would be a sandwich
shop or hamburgers. It is common for convenience/gasoline stores to co-locate with other fast
food franchises. A small floral department could be considered.

Table 16

HANOVER TRADE AREA SUPPORTABLE SPACE

BY MERCHANDISE AND SERVICE CATEGORY
(Gross Lessable Aren)

Store Size
M erchandise/Service Category 2015 2020 2025 Low M edian High
RETAIL STORES
Food Stores
Grocery slores 11,228 12,803 15,300 31,676 52,500 65,888
Specialty food stores 990 1,130 1,345 1,188 2,400 6,000
Other Convenience Goods
Drug & proprietary stores 7,409 8,450 10,096 8,280 11,700 23,714
Hardware 2,822 3,216 3,843 5,638 13,831 27,743
Liquor 3,587 4,088 4,885 1,305 2,856 7.210
Florist 1,042 1,184 1.416 766 1,600 5,396
Food Senvice
Full-service resiaurants 9,706 11,069 13,222 2,000 4,500 9,775
Limited service restaurants 5,763 6,570 7.850 1,335 3,000 3,400
Snack & beverage places 1,707 1,947 2,330 850 1,500 2,495
Gasoline Svs Stations/Conv.
Gas/Convenicnce food slores 7,168 8,173 9,766 1,500 2,933 6,121
SERVICES
Personal Care Services
Beauty Shops/Nail Salons 2,742 3216 3,932 900 1,400 3,480
Other Personal Services
Child Day Care Services 7,040 8,250 10,110 3,059 5,050 7,495
Photograp hic Studios 513 604 742 990 1,866 2,550
Veteranarian Services 2,347 2,751 3373 1,346 2,122 2,701
Recreation
Physical Fitness Facilites 8,088 9475 11,600 1,433 6,448 32,170
Professional Services
Prolessional Offices 4,250 4,983 6,107 711 2,092 6,264
Automotive Repair and Maintenance
Cieneral Automotive Repair 5,295 6,205 7,600 2,400 6,200 10,624
Automotive Exhaust System Repair 3,165 3,710 4,540 N/A N/A N/A
[lealth Care
Offices of Dentists 5,829 6,829 8,368 1,090 1,700 3,970
Offices of Chiropractors 843 986 1,206 1.090 1,600 3,970

Source McComb Group, Ltd

The list of stores and services that are supportable in Hanover are contained in Table 16. In this
table, supportable GL.A includes both existing stores and new stores, so that the space occupied
by existing stores needs to be taken into consideration. It is unlikely that all the store types
contained in this table would choose to locate in Hanover; however, it does demonstrate the
range of store types that can consider Hanover for a store.

Table 16 also contains the range of store sizes in square feet of GLA from Dollars & Cents of

Shopping Centers. The median store size is bracketed by low and high square feet. Many
retailers will want to have stores that are closer to the median store size. Complete tables
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showing supportable square footage by retail and service category for each target year are
contained in Table 16A.

Retail GLA supported by estimated sales potential for each retail store category is based on
estimated sales per square foot (in 2011 dollars) by store type. Sales per square foot estimates
are derived from median store sales per square foot for each tenant type contained in Dollars &
Cents of Shopping Centers, 2008. Supportable GLA is calculated by dividing sales potential by
sales per square foot. This analysis was used to provide an estimate of the supportable square
footage in each retail category. The detailed tables resulting from these calculations are
contained in the Appendix.

Supportable Commercial Land

Land necessary to support future commercial growth through 2025 is 13 to 18 acres, as shown in
Table 17. This estimate is based on the total square feet contained in Table 16 for each year.
While this table includes supportable square feet for existing Hanover businesses, this provides
an extra margin to accommodate future growth. The low land area demand assumes that each
acre can support 10,000 square feet of GLA exclusive of water retention requirements. This is
the typical average density of a shopping center. The range in supportable square feet and land
area is to accommodate a future supermarket as Hanover’s trade area population expands.

The Mercantile Pass development is about six acres with 34,600 square feet of GLA. This is
about 5,800 square feet per acre, which is relatively low density, which is due to the amount of
green space in the site plan. If the potential 180,000 square feet were to be developed at 6,000
square feet per acre, about 30 acres would be needed. Land cost may make this low level of
density uneconomic.

Table 17
FUTURE COMMERCIAL LAND DEMAND; 2015 TO 2025

10,000 Sq. Ft. 6,000 Sq. Ft
GLA Per Acre Per Acre
Year Low High Low High Low High
2015 92,000 110,000 10 12 17 20
2020 106,000 150,000 1 15 18 25
2025 128,000 180,000 13 18 22 30

Source: McCaomb Group, Lid

The Mercantile Pass site still is about 360 feet deep. If 180,000 square feet of commercial
development was developed at 6,000 square feet to the acre, was located on sites 360 feet deep,
about 3,600 lineal feet of highway frontage would be needed. If this land was developed on both
sides of the highway, about 1,800 lineal feet of frontage would be required. If on the other hand,
the sites are 720 feet deep, the amount of frontage is reduced by 50 percent. This would provide
for more compact development, and only about 1,800 lineal feet of frontage would be required.
If this development was located on both sides of the highway, about 900 lineal feet of frontage
would be required. This suggests that between 1,200 and 1,800 feet of frontage along CSAH 19
would be required to accommodate retail potential through 2025.
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Table 16a
HANOVER TRADE AREA SUPPORTABLE SPACE

BY MERCHANDISE CATEGORY
(Gross Lensable Arca)
Store Size
Merchandise Category 2015 2020 2025 Low Median High
SHOPPING GOODS
General Merchandise
Department sfores (Incl. leased depts.)
Discount stores 19,756 22,524 26,912 57,720 94,788 141,985
Department Stores 7,169 8,178 9,773 89,641 148,796 243,167
Other general merchandise stores
Warehouse Clubs and Supercenlers 12,329 14,060 16,798 90,134 151,980 217,447
Dollar stores 1,059 1,205 1,441 2,726 B,000 13,788
Miscellaneous general mdse 2,148 2452 2,932 3,200 8,400 11,212
Apparel & Accessories
Clothing Stores
Mens and boys 418 477 568 2,002 4,000 5,635
Womens clothing 2,045 2,335 2,795 2,074 4,200 8,740
Children's & infant 788 900 1,07 1,490 3912 6,000
Family clothing 3,662 4,181 4,988 2,374 8,000 28,228
Clothing accessories slores 193 221 266 218 1,400 2,001
Other clothing stores 577 660 789 1,060 2,300 8234
Shoe Stores
Men's 38 45 52 203 1,640 2,186
Women's 74 85 100 1,309 2384 3,158
Children's & infant 17 17 24 1,490 3912 6,000
Family shoe stores 1,171 1,331 1,5%4 2,021 3,388 10,234
Athletic foolwear 497 566 680 1,535 3,284 11,314
Furniture & Home Furnishings
Fumilure 3,112 3,550 4,242 3,108 7,927 36,712
Floor coverings 1,364 1,560 1,862 1,229 3,593 7,819
Window treatment stores 148 167 195 1,489 4,905 9,934
All other home [umishings stores 2,051 2,337 2,789 2,868 35710 6,500
Hectronics & Appliances Stores
Household applance stores 913 1,044 1,240 2349 4,000 7.563
Radio, tv & electronics slores 3,450 3,933 4,697 1,208 3,406 10,451
Computers, Software, Music, & aother electronics 529 605 yrr 997 3,388 25,600
Other Shopping Goods
Sporling goods 3,380 3,855 4,605 2238 7.500 44,116
General Line Sponting Gds. 1,380 1,580 1,885 3,765 5,850 28,128
Specialty Line Sporting Gds. 1,778 2,027 2,418 1,097 2,449 4,356
Book slores & newsdealers 1,181 1,350 1,619 2,428 4,542 29974
Slationcry Stores and Office Supply 669 765 09 585 1,033 2247
Musical Instrument & Supplies 471 533 638 2,432 1,324 26,094
Jewelry stores 1,182 1,345 1,612 790 1,450 3,410
Hobby, toy & game 1,051 1,206 1,434 1,604 4,050 25,861
Camera & photographic supply 280 320 382 816 2,200 5,965
Gift, novelty & souvenirs 1,393 1,600 1,913 2,369 4422 7,015
Luggage & leather goods 125 145 175 1,193 2,300 3,102
Sewing, needlework & piece goods 970 1,110 1,320 2,678 12,202 19,299
Pel stores 920 1,055 1,255 1,847 3,200 12,398
Arl dealers 138 156 182 675 1,434 2,401
Optical goods slores 528 603 721 885 1,561 4,068
Pre-Recorded Tapes, Compacl Discs 126 143 174 1,308 3426 12,753
Cosmetics, beauty supplies & perfume 391 447 534 1,102 1,953 6,235
All other health & personal care 782 891 1,065 697 1,786 3,084
87
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Table 16a {continued}
HANOVER TRADE AREA SUPPORTABLE SPACE

BY MERCHANDISE CATEGORY
(Gross Leasable Area)
Store Size
Merchandise Category 2015 2020 2025 Low Median High
CONVENIENCE GOODS
Food Stores
Grocery stores 8,388 9,565 11,430 31,676 52,500 65,888
Supermarkets 8,220 9,370 11,198 31,245 52,419 69,462
Convenience food 377 430 513 1,349 2,085 5323
Specialty food stores 990 1,130 1345 1,188 2400 6,000
Meal Markets 329 373 444 1,130 2215 18,080
Fish & Seafood Markets 88 104 124 1,188 2,398 6,000
Fruit & Vegetable Markels 200 225 270 1,036 1,400 2516
Other Specialty Food Stores 276 36 378 1,112 2,291 9,888
Baked Goods 72 80 % 1,191 1,834 3,285
Confectionery and Nut Stores 56 63 75 702 1,240 2,047
All Other Specialty Food Stores 140 160 195 1,069 2,200 8,007
Other Convenience Goods
Drug & proprietary stores 7409 8,450 10,096 8,280 11,700 23,714
Hardware 2,822 3.216 3,843 5,038 13,831 27,743
Liquor 3,587 4,088 4,885 1,305 2,856 7.210
Florist 1,042 1,184 1416 766 1,600 5,396
Food/health supplement stores 316 364 432 1,200 1,234 1,968
Food Senvice
Full-service reslaurants 9,706 11,069 13,222 2,000 4,500 8,775
Limited service restaurants 5,763 6,570 7,850 1,335 3,000 3,400
Cafeterias 0 0 o 517 1,073 10,049
Snack & beverage places 1,707 1,947 2,330 B350 1,500 2,495
Ice Cream & Soli Serve 197 225 271 902 [,148 1,570
Frozen Yogun 35 40 45 1,031 1,282 1,700
Doughnut Shops 405 468 559 744 1,200 2,153
Bagel Shops 91 105 127 2,000 2,388 3,400
Coflee Shops 543 620 743 881 1,500 2,000
Cookic Shops 18 20 23 220 602 797
Other Snack Shops 286 325 389 850 1,578 2495
Specialized food places 2,548 2,903 3,468 N/A N/A N/A
Gasoline Svs Stations/Cony.
Gas/Convenience food stores 7,168 8,173 9,766 1,500 29313 6,121
Other Gas Stations & Truck Stops 1,126 1,283 1,534 N/A 2,000 N/A
OTHER RETAIL STORES
Building Materials & Garden Supplies
Building materials & supplies stores
Home ceniers 7,960 9,074 12,051 8,981 95,173 135,833
Paint, glass & wallpaper 1,302 1,484 1,773 2,348 3,533 5,028
Other building materials dealers 15,644 17,836 21,311 N/A N/A N/A
Lawn & garden equipment
Outdoor power equipment 1,740 1,590 2,380 N/A N/A N/A
Retail nurseries, lawn & garden 7440 8,480 10,130 N/A 15,000 N/A
Motor Vehicles & Parts Dealers
Aulo parls & sccessories slores 1,460 1,660 1,990 2232 6,500 13,000
Tire dealers 1,100 1,255 1,500 3514 6,944 12,014

Sewce: McComb Group, Lid
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Table [6n (conlinued)
HANOVER TRADE AREA SUPPORTABLE SPACE

BY SERVICES CATEGORY
{Cross Leasahle Aren)
Store Size
Calegorny 2015 2020 2025 Low Median High
Personal Care Services
Barber Shops 20 20 15 455 788 1422
Beauty Shops/Nail Salons 2,742 3216 3,932 900 1,400 3480
Nail Salons 35 409 491 773 1,200 1,807
Diet & Weight Reducmg Services 227 267 30 1,223 1856 3,130
Other Personal Care Services 429 503 611 703 1,488 4,128
Drycleaning & Laundry Serices
Com-Operated Laundries & Drycleaners 583 683 B17 1,222 2,024 3,73
Drycleaning & Laundry Services {except coin-op.) 747 B73 1,057 1,038 1,608 2,751
Other Personal Services
Child Day Care Services 7.040 B.250 10,110 3,059 5,050 7495
Pholographic Services 5415 6,349 7,778 990 1,866 2,350
Photographic Studios 513 604 742 90 1366 2,550
Veteranarian Senices 2,347 2,751 3373 1,346 2,122 2,701
Pet Care 800 947 1,150 1,200
Rental and Leasing
Formalwear and Costume Rental T 90 110 763 1,046 1,773
Video Tape and Disc Rental 905 1,060 1,300 3,740 5336 7M1
Home Health Equipment Rental 264 312 380 1,200 1,600 3480
Recreation
Bowling Centers 1,227 1,445 1,764 N/A N/A N/A
Physical Fitness Facilites 8,088 9475 11,600 1,433 65,448 32,170
Golf Courses and Country Clubs B - -
Professional Services
Professional Offices 4,250 4583 6,107 m 2,092 6,264
1lousehold Goods Reir
Home & Garden Equipment & Apphance Repair &Mainlt. 309 366 451 NIA N/A N/A
Reupholstery & Fumiture Repair 200 232 290 N/A 600 N/A
Footwear and Leather Goods Repamr 9 45 52 405 648 742
Watch, Clock and Jewelry Repar 45 52 71 Nia 900 N/A
Gamment Repair and Alteration Services 152 176 216 680 1,185 1,488
Computer & Office Machime Repair 1413 1653 2,033 WA 1,200 N/A
Automotive Remir and Maintenance
General Autonotive Repair 5,205 6,205 7.600 2400 6,200 10,624
Automotive Exhaust System Repair 75 % 105 N/A N/A N/A
Auwomotive Transmission Repair 280 3 400 NIA N/A NIA
Brake, Front End & Wheel Alignment 65 75 95 N/A N/A N/A
Electrical Repair Shops, Motar Vehicle 30 35 40 N/A N/A N/A
Painl or Body Repair Shops 3,165 3710 4,540 N/A N/A N/A
Automolive (lass Replacement 525 735 900 NFA N/A NFA
Amonwotive Cil Change & Lubrication Shops 515 610 780 N/A N/A N7A
Carwashes 675 795 970 N/A N/A N/A
Health Care
Offces of Physicians
Offices of Physicians (except mental health specialisis) 12,616 14,787 18,112 %69 1,652 4,008
Offices of Physicians, Mental Health Specialists 115 138 165 969 1,800 4,008
Offices of Dentists 5829 6,829 8,368 1,090 1,700 1,970
Offices of Other Health Practitioners
Offices of Chiropractors 843 986 1,206 1,090 1,600 3.970
Ofiices ol Oplometrisis 320 373 460 1674 1,620 4,347
Qffices o' Mental Health Practitioners {excepl physicians) 432 507 620 1,09% 1,800 3,970
Offices ol Physical, Occup, & Speech Therpists & Audiclogists
Speech Therapist & Audiologists 46 35 (] 1,090 1,600 1970
Physical & Occupational Therapists 18 849 1,043 1,090 1,600 1,970
Offices of All Other Health Practilioners
Offices of Podiatrists 70 78 98 1,090 1,800 1970
Offices ol All Other Misc. Health Practitioners als 371 458 1.0% 1,800 1,970
Cultpatient Carc Centers
Quipatient Mental Health & Substance Abuse Centers 804 940 1,152 NiA N/A N/A
Other Qutpatient Care Cenlers
Kidney Dialysis Centers 716 835 1,025 N/A N/A N/A
All Other Quipatient Care Centers 1361 1,59% 1,958 NrA N/A N/A
Home Health Care Services 3018 3,537 4,331 N/A N/A N/A

Sowrge McComb Group, Lid
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Chapter VII
NORTHERN SITE CONCEPT PLANS

Parcel Description

The northern site development parcel is located on the north side of CSAH 19 and is 7.36 acres
in size. The parcel appears to fall under both a Shoreland Management Overlay District and a
Floodplain Overlay District. The Shoreland Management Overlay District has three components
to it that impact the developable acreage of the parcel:

s A 75-foot setback from ordinary high water mark of Crow River
e A 30-foot setback from the top of the river bluff
s Impervious surfaces may not exceed 30 percent of the lot area.

Based on available mapping, it appears that the Floodplain boundaries are close to the river and
bluff setbacks. The lot is zoned as Downtown River Commercial, which requires a 30-foot front
yard setback for principal structures. The zoning code states there shall be a front yard on each
street side of a corner lot. With the curvature of CSAH 19 around this parcel, the zoning code
was interpreted as a 30-foot setback along the entire CSAH 19 frontage. This front yard setback,
along with the Shoreland Management Overlay District setbacks reduced the developable lot
acreage to 3.03 acres and impervious surfaces were limited to 2.2 acres.

The parcel has limited access opportunities. Given the curvilinear alignment of CSAH 19
around the parcel, only two access locations appear viable. The first is at the intersection of
CSAH 19 and CSAH 123 and the other is approximately 600 feet east of the CSAH 15/CSAH
123 intersection. An access point at the CSAH 19/CSAH 123 intersection would require
signalization.  Hennepin County traffic signal spacing guidelines state that signalized
intersections should not be spaced closer than 0.25 miles. Unfortunately, an existing signal
exists on CSAH 19 just north of the river at River Road, which eliminates the opportunity to
signalize this intersection. Therefore, the remaining feasible access point to the parcel, as
depicted in a Hennepin County concept layout dated April 2008, is at a location approximately
600 feet east of the CSAH 19/CSAH 123 intersection. This intersection will also serve the
proposed Mercantile Pass development. This location poses several challenges as the drive is
located towards the eastern edge of the parcel, away from the prime developable land. In
addition, the lot is quite narrow at this location, posing challenges for vehicular turning
movements.

Professional Office Park Scenario

This scenario (Figure 2) illustrates how the site could be configured to accommodate an
assemblage of professional office buildings. Two to three individual offices would be located in
each building, with all of the buildings sharing a common parking lot. This land use allows for
phased implementation where buildings could be constructed when a demand exists. The parcel
is zoned Downtown River Commercial, which calls for the placement of buildings out near the
street and parking located either on the side or rear of the building. The layout of the
professional office park as shown is not consistent with the City’s zoning ordinances as the
buildings are located at the back of the lot to take advantage of the scenic views of the Crow
River. This site was deemed conducive to a professional office park because office tenant or
owner would find it desirable to have direct river views from their office windows.
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This site can adequately accommodate the city required number of parking stalls for professional
office buildings. The layout shown results in 27 percent of the site covered by impervious
surfaces, which falls below the 30 percent maximum impervious requirement for the site.
Stormwater treatment on this site would be located in areas that can capture runoff from
impervious surfaces and respond to natural drainage patterns.

Restaurant Scenario

This scenario (Figure 3} depicts how the site could accommodate a traditional sit down restaurant
and a fast food restaurant with a drive-thru lane. Similar to the professional office building
scenario, this land use allows for phased implementation. Another similarity is that the layout is
not consistent with the City’s zoning ordinances as the buildings are not oriented out towards the
roadway. The restaurant is located in the far northwest corner of the site as the narrow shape is
not feasible for parking. This location also provides an opportunity to take advantage of scenic
rivers views. An outdoor dining plaza is depicted between the restaurant and the river. A fast
food restaurant is encircled with pavement in order to provide a drive-thru lane and is Jocated
nearest the parcel access drive to efficiently move vehicles in and out of the site. The parking
lots include sidewalks in the medians to provide safe access to the restaurants. The sidewalk
extends out from the fast food restaurant to the parcel entrance drive. From here, pedestrians
would be able to connect to the future regional trail that is planned to cross into town over the
existing pedestrian bridge or cross over CSAH 19 to access the proposed future commercial
district on the south side of CSAH 19.

A primary challenge with this scenario is the large quantity of parking needed to support a
restaurant land use. The buildable portion of the parcel is almost entirely covered with
impervious service in order to obtain the required number of parking stalls and comfortable
circulation. The layout shown results in 29 percent of the site covered by impervious surfaces,
which is just below the 30 percent maximum impervious surface requirement for the site.
Stormwater treatment would be scattered throughout the site to capture runoff from impervious
surfaces in a manner that is responsive to natural drainage patterns.

Townhome Scenario

While the parcel is zoned as Downtown River Commercial, a multi-family scenario (Figure 4)
was prepared as a possible use. If the parcel was developed consistent with the City’s Multiple
Family Residential District zoning ordinance, a 50-foot minimum front yard setback would be
required from CSAH 19. This setback, along with the Shoreland Management Overlay District
setbacks, reduces the developable lot acreage to 2.5 acres.

The townhome scenario illustrates how four townhome buildings could be configured on the
parcel. The buildings, which provide approximately 22 housing units, could use a phased
implementation approach to respond to demand. One row of buildings is oriented towards the
scenic Crow River and the other is oriented towards the roadway. Unit entrances would be off of
the central access drive. The access drive would be substantially screened from CSAH 19 by the
buildings, with the exception of the visitor parking areas and the cul-de-sac that is needed for
adequate turning movements for emergency vehicles and snow plows. The zoning code for a
Multiple Family Residential District requires two enclosed parking spaces for each unit. While
not required by the zoning ordinance, the layout includes additional surface parking for visitors.
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Site sidewalks provide access to the visitor parking lots and to the parcel access drive. From
here, pedestrians could connect to the future regional trail planned to cross into town over the
existing pedestrian bridge or cross over CSAH 19 to access the proposed future commercial
district on the south side of CSAH 19,

The townhome scenario results in 18 percent of the site covered with impervious surfaces, well
below the 30 percent maximum impervious surface requirement. Ample space exists on the site
to treat stormwater runoff from the pervious surfaces in a manner that responds to the natural
drainage patterns on the site.

Findings

The applicable zoning code requirements limit development to 3.03 acres of the site’s 7.36 acres,
almost a 60 percent reduction. In addition, the zoning code parking requirements prevent a
developer from taking full advantage of the site’s primary asset--Crow River.
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Chapter VIII
RESIDENTIAL DEVELOPMENT POTENTIAL

Estimated household growth for the City of Hanover from 2012 to 2025 is contained in a
Technical Memorandum: Residential Growth Estimates. For purposes of this analysis,
household growth is the same as estimated future residential development. This chapter will
allocate residential growth between single family homes, townhouses, and multi-family units.

Residential Development

Residential building permits in Hanover from 2000 through 2011 are contained in Table 18.
Residential building permits increased from 65 in 2000 to 112 in 2002, declined slightly in 2003
and 2004 and recovered to 59 in 2005. Since then, residential building permits have decreased to
three per year in 2009, 2010, and through November 2011.

Table 18

HANOVER
RESIDENTIAL BUILDING PERMITS; 2000 TO 2011

Building
Year Permits
2000 65
2001 83
2002 112
2003 51
2004 33
2005 59
2006 55
2007 28
2008 9
2009 3
2010 3
2011* 3
Total 504

*Through November 2011
Souree: US. Census and McComb Group, L1d.

Hanover had 950 housing units in 2010 according to the U.S. Census. Owner-occupied was the
largest category with 863 homes and 14 for sale or sold. Renter-occupied and for rent totaled 66
units. Seasonal occupancy and other vacant accounted for seven units. The rental inventory
included two older apartment buildings with 16 units and about 50 single family homes were
either renter-occupied or for rent. Existing multi-family units represent less than two percent of
Hanover’s housing stock.
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Table 19
HANOVER HOUSING TENURE; 2010

Type Units
Owner-Occupied 863
For Sale & Sold 14

Subtotal 877
Rental
Renter-Occupied 63
For Rent 3
Subtotal 66
Seasonal Occupancy 2
Other Vacant
Total 950
Rental Inventory 66
Multi-Famity
98 Mill Pond Road 9
11279 River Road 7
Subtotal 16
Single Family (Estimated) 50

Source: U.S Census, Wright County Assessor, and
McComb Group, Lid.

Owner and renter-occupied housing in Hanover, other Wright County cities, and Wright County
are contained in Table 20. Owner-occupied housing, primarily single family, is the predominate
form of housing in Hanover and other Wright County communities. Owner-occupied units range
from 85.4 percent in Rogers to 88.3 percent in Albertville. Renter-occupied units range from 6.6
percent in Hanover to 10.8 percent in Rogers. Between 2000 and 2011, Rogers and St. Michael
added 199 and 119 renter-occupied units, respectively. Some of these are likely to be single
family homes that are being rented. Rogers, the closest city to the Twin Cities, increased its
occupied housing by 1,132 units, 199 or 17.6 percent are renter-occupied. St. Michael increased
its occupied housing by 2,400 units of which 119 or 5.0 percent are renter-occupied. Albertville
increased occupied units by 1,079, of which 31 or 2.9 percent are renter-occupied. This
demonstrates that renter-occupied units as a percent of new units decreases with distance from
the Twin Cities. Hanover’s distance from the Twin Cities suggests that for the foreseeable future
single family homes are likely to be the housing of choice for developers and new residents.
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Table 20

HANOVER, ROGERS, ST. MICHAEL, ALBERTVILLE AND WRIGHT COUNTY
OWNER- AND RENTER-OCCUPIED HOUSING
1990 AND 2000 CENSUS; 2011 ESTIMATED

Wright
Hanover Ropers St. Michael Albertville County
NUMBER OF UNITS
Owner-Occupied
1990 142 279 1,326 303 18,409
2000 445 1218 2,569 1,127 26,560
2011E 866 2151 4,850 2,175 38,219
Renter-Occupied
1990 30 110 224 65 3.985
2000 28 72 357 160 4,905
2011E 63 271 476 191 6,951
PERCENT
Owner-Occupied
1990 81.1 % 68.6 % 828 % 81.2 % 71.6 %
2000 91.2 91.7 849 835 77.3
2011E 874 854 §7.0 88.3 76.8
Renter-Occupied
1990 17.1 % 270 % 140 % 174 % 155 %
2000 5.7 54 11.8 11.9 143
2011E 6.6 10.8 8.5 7.8 14.0

E Esumated
Source McComb Group, Lid.

Future Residential Demand

Estimated future residential demand for Hanover takes into consideration Hanover’s historic
share of metro area housing, slowing growth and a growing preference for residents to live closer
in due to increased commuting costs. Estimated annual residential demand is assumed to
accelerate as the housing market recovers, stabilizing at 31 to 33 units after 2017. For sale single
family homes are likely to be the predominant housing type in the foreseeable future based on
past trends. For sale townhomes are a possibility, but in many cases, the sales price is not much
lower than a similar sized or somewhat larger single family home. In these situations, buyers
favor the single family home and its higher level of privacy. The same is true of quad homes and
other similar building types.
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Table 21

HANOVER
RESIDENTIAL DEVELOPMENT PROJECTIONS
2012 TO 2025
Year Units
2012 10
2013 18
2014 25
2015 30
2016 34
2017 30
2018 31
2019 31
2020 31
2021 32
2022 32
2023 33
2024 33
2025 33
Total 403

Source MeComb Group, Lid

The decline in home construction has increased the demand for apartments but, commuting cost
is also influencing where multi-family units are built. All these factors suggest that apartment
buildings are unlikely in Hanover for the foreseeable future. Potential market absorption is
another consideration n that developers expect a building to be fully occupied within six months
of completion. Developers also prefer to build multi-family buildings in economic size, about 36
to 48 units per building. This would be more than one year of estimated Hanover residential
absorption.

Smaller types of rental homes, such as townhomes, are frequently built in markets with low
annual absorption and may be possible in Hanover, but zoning code requirements for a 24 foot
garage for each townhome cause the units to be larger than are typically built for rental or entry
level for sale townhomes.

There is always demand for housing that has monthly rents that are below market rents. These
have rents that affordable for households with incomes that are 50 to 80 percent of the median
household income. These are typically related to Jow and moderate income housing and a newer
category of workforce housing. These types of multi-family housing require some form of
financial assistance.
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Chapter IX
CSAH 19 CORRIDOR

The CSAH 19 corridor extends about 1.5 miles east from the intersection with Rosedale Avenue.
This corridor is in gradual transition from agricultural to single family with varying size large
lots. Some of the houses appear to be high value homes. This type of development is well
established in the corridor. New development on the remaining agricultural parcels will depend
on the owner’s desires.

Commercial development is planned for the western portion of the corridor. The amount of
frontage required to accommodate estimated future development was estimated at about 1,200
feet (one-quarter mile) to about 1,800 feet (three-eights of a mile). This is less than the distance
from Rosedale Avenue to Prairie Lane. Natural features (rivers, ravines, and lakes) may limit
developable site in this area. Planning should be conducted to determine how to accommodate
future development taking into consideration site limitations imposed by natural features.

The portion of the CSAH 19 corridor that does not become commercial is likely to remain
residential. The driving force for a change to some other use would be the ability of the new use
to be able to support the land and building value of the current use.
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Chapter X
RECOMMENDATIONS

Retail development potential in Hanover will increase as trade area population and households
increase. This chapter contains recommendations and strategies to enhance retail development
potential.

Mercantile Pass has an excellent location with high visibility and convenient access.
Development timing will depend on tenant interest. Marketing efforts should be focused on
those business types with sufficient sales potential to support a store. Phased development of the
site is likely and is possible due to the site plan. This site plan should be viewed as flexible so
that individual buildings can be sized to meet tenant needs. The gas/convenience store that
would anchor this development should include a larger selection of grocery items typical of a
convenience market. This building could also include a sandwich shop and/or coffee. Retail
potential is discussed in Chapter VI. At some time in the future, a supermarket will be
supportable in Hanover. A previous Mercantile Pass site plan included a supermarket to the
south. This would be a good location for a supermarket and would complement and enhance
Mercantile Pass.

Northern site development is impacted by its size, shape, and zoning requirements. This site
should be the subject of a planning study to determine the best way to utilize the river amenity as
a site enhancement. This may require zoning changes or variances.

Planning should be conducted to determine how additional retail potential could be
accommodated along CSAH 19 taking into consideration natural features that will influence
parcel size and shape. Extending the study area east along CSAH 19 could provide guidance to
future development potential in that area.

Increasing residential development in Hanover will improve retail potential and accelerate retail
development. The EDA should consider creating and implementing programs to increase home
building in Hanover.

The Hanover Zoning Ordinance contains numerous provisions that may discourage the
development that the ordinance appears to encourage. This was evident in the planning work
that was conducted for the northern site. For example, the parcel’s Downtown River
Commercial land use designation requires urban building setbacks, which competes with the
shore land and bluff setback requirements. This results in a site design that protects, but does not
take advantage of, or celebrate, the natural feature that is preserved. Another example is the
requirement for attached residential dwellings to have two enclosed parking spaces per unit. The
cost of providing two enclosed stalls increases the unit selling prices above the area average for
this housing type. The Hanover Zoning Ordinance should be reviewed to identify those
provisions that complicate development that the City is attempting to encourage.

Hanover is an emerging retail market. As such, the cost of development influences the operating
expenses of retailers. To the extent that development costs can be restrained, retail development
potential will be enhanced.
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DEMOGRAPHIC CHARACTERISTICS

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
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Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
Average and Median Household Incomes: 1990 and 2000 Census; 2011 and
2016 Estimated

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
Household Income: 1990 and 2000 Census; 2011 and 2016 Estimated

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
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2016 Estimated

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
Educational Attainment: 1990 and 2000 Census; 2011 and 2016 Estimated

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
Gender and Marital Status: 1990 and 2000 Census; 2011 and 2016 Estimated

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA; Age
Distribution: 1990 and 2000 Census; 2011 and 2016 Estimated

Hanover Trade Area, Hennepin County and Minneapolis-St. Paul MSA;
Ethnicity: 1990 and 2000 Census; 2011 and 2016 Estimated
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Table A-1

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA
POPULATION AND HOUSEHOLDS: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

Population Households
Rate of Rate of
Trade Area / Year Number Change Number Change
HANOVER TRADE AREA
1990 6,330 N/A 1,947 N/A
2000 8,097 249 % 2,538 2.69
2011 E 12,332 4.30 4,016 4.70
2016 E 13,680 2.10 4,476 2.19
HENNEPIN COUNTY
1990 1,032,367 N/A 419,128 N/A
2000 1,116,200 0.78 % 456,129 0.85
2011 E 1,159,772 0.38 479,172 0.49
2016 E 1,189,054 0.50 492,164 0.54
MINNEAPOLIS-ST. PAUL MSA
1990 2,542,631 N/A 961,627 N/A
2000 2,968,806 1.56 % 1,136,615 1.69
2011 E 3,314,929 1.11 1,285,939 1.24
2016 E 3,455,173 0.83 1,338,939 0.81

N/A: Nol Available.
E: Estimated.

Source: U.S. Census, Scan/US and McComb Group, Ltd.
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Table A-2

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA
AVERAGE AND MEDIAN HOUSEHOLD INCOMES
1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

Income Type / Year

Average Household Income
1990
2000
2011 E
2016 E

Median Household Income
1990
2000
2011 E
2016 E

E: Estimated.

Source: 1.8, Census, Scan/US and McComb Group, Lid.

Minneapolis-

Hanover Hennepin St. Pau!
Trade Area County MSA

$ 47,663 44,966 A 43,703
89,614 69,655 67,713
103,811 80,803 78,944
111,408 87,686 86,142

5 43,023 37,664 5 37,631
74,118 52,204 54,734
33,672 59,255 62,514
39,069 62,160 66,520
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Table A-3

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA

HOUSEHOLD INCOME: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

1990 2000 2011 E 2016 E
Number Percent Number Percent Number Percent Number Percent
HANOVER TRADE AREA
Households 1,947 N/A 2,538 N/A 4,016 N/A 4,476 N/A
Average Size 3.25 N/A 3.16 N/A 3.06 N/A 318 N/A
Household Income
Median § 43,023 N/A $ 74,118 N/A £ R3672 N/A $ 89,069 N/A
Average £ 47,663 N/A $ 89,614 N/A $ 103,811 N/A £ 111,408 N/A
Households Above 550,000 715 371 % 1,919 757 % 3,219 80.2 % 3,752 83.8
Households Above $75,000 237 12.3 1,220 48.1 2,412 60.1 2,932 65.5
Income Distribution
Less than $15,000 178 92 % 65 26 % 171 43 % 163 36
£15,000 - $24,999 213 11.0 101 4.0 92 23 83 1.8
$25,000 - $34,999 315 16.4 109 43 164 4.1 135 3.0
$35,000 - $49,999 507 26.3 342 13.5 368 9.2 343 7.7
£50,000 - 374,999 478 24.8 699 27.5 807 20.1 820 18.3
$75,000 - 399,999 148 7.7 614 242 982 245 1,125 25.1
$100,000 - $149,999 61 32 415 16.4 671 242 1211 27.1
$150,000 + 28 1.4 191 7.5 460 11.5 595 13.3
HENNEPIN COUNTY
Houscholds 419,128 N/A 456,129 N/A 479,172 N/A 492,164 N/A
Average Size 241 N/A 2.39 N/A 2.37 N/A 237 N/A
Household Income
Median $§ 37,664 N/A $ 52,204 N/A $ 59,255 N/A $ 62,160 N/A
Average $ 44,966 N/A $ 69,655 N/A $ 80,803 NfA § 87,686 N/A
Households Above $50,000 130,432 31.1 % 237,507 521 % 276,619 577 % 293,372 50.6
Households Above $75,000 53,175 12,7 141,441 31.0 185,482 38.7 204,092 41.5
Income Distribution
Less than $15,000 75,807 [8.1 % 47,993 10.5 % 49,661 104 % 52,159 10.6
£15,000 - $24,999 65,794 15.7 46,671 10.2 42,416 8.9 41,200 8.4
$25,000 - §34,999 63,730 152 52,610 11.5 44,993 94 42,024 8.5
$35,000 - $49,999 83,246 19.9 71,348 15.6 65,483 13.7 63,409 12.9
$50,000 - $74,999 77,258 184 96,066 21.1 91,137 19.0 89,280 18.1
$75,000 - $99,999 26,958 6.4 59,550 13.1 63,271 132 65,059 13.2
$100,000 - $149,999 15,900 3.8 48,726 10.7 67,665 14.1 76,417 15.5
$150,000 + 10,317 2.5 33,165 7.3 54,546 11.4 62,616 127
MINNEAPOLIS-ST. PAUL MSA
Houscholds 961,627 N/A 1,136,615 N/A 1,285,939 N/A 1,338,939 N/A
Averape Size 2.59 N/A 2.56 N/A 2.53 N/A 2.53 N/A
Household Income
Median § 37,631 N/A § 54,734 N/A 3 62,514 N/A £ 66,520 N/A
Average 3 43,703 N/A § 67,713 N/A $ 78944 N/A $ 86,142 N/A
Houscholds Above $50,000 266,835 309 % 623,000 548 % 786,592 612 % 851,118 63.6
Households Above $75,000 107,842 11.2 357,670 315 521,591 40.6 593,485 443
Income Distribution
Less than §15,000 158,760 16,5 % 104,519 92 % 111,662 87 % 115958 8.7
$15,000 - $24,999 145,590 152 104,638 9.2 100,008 7.8 96,976 7.2
£25,000 - $34,999 151,645 15.8 125,123 11.0 113,642 83 106,520 8.0
$35,000 - 349,999 206,924 21.6 179,335 15.8 174,035 13.5 168,367 12.6
$50,000 - $74,999 188,993 19.7 265,330 233 265,001 20.6 257,633 19.2
$75,000 - $99,999 59,873 6.2 165,629 14.6 194,892 15.2 205,106 15.3
$100,000 - $149,999 30,705 32 124,954 1.0 198,219 15.4 232,971 174
$150,000 + 17,264 1.8 67,087 59 128,480 10.0 155,408 11.6

N/a  Not Available or Not Applicable
[: Estimated.

Source” U.S Census, Scan/US and McComb Group, Lid.
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Table A4
HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA

HOUSEHOLDS, FAMILIES AND HOUSEHOLD SIZE; 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

1950 2000 2011 E 2016 E
Number Percent Number Percenl Number Percent Number Percent
HANOVER TRADE AREA
Households 1,947 2,538 4,016 4,476
Families 1,649 2,186 3,286 3,390
As Percent of Households 847 % 86.1 % 81.8 % 757
Household Size
1 Person N/A NA % 257 10.1 % 515 12.8 % 584 13.0
2 Persons N/A N/A 811 32.0 1,204 30.0 1,194 26.7
34 Persons N/A N/A 1,049 41.3 1,692 42.1 1,933 432
5+ Persons N/A N/A 420 16.6 605 15.1 765 17.1
Average Household Size 323 3.16 3.06 3.18
HENNEPIN COUNTY
Households 419,128 456,129 479,172 492,164
Families 257,266 267,303 275,149 280,730
As Percenl of Households 614 % 58.6 % 574 % 57.0
Household Size
1 Person N/A N/A % 145,086 31.8 % 164,003 342 % 173,361 352
2 Persons N/A N/A 151,300 33.2 148,527 31.0 147,752 30.0
34 Persons N/A N/A 121,842 26.7 125,395 262 127,968 260
5 + Persons N/A N/A 37,901 83 41,157 R.6 43,083 8.8
Average Household Size 2.41 2,39 237 2.37
MINNEAPOLIS-ST. PAUL MSA
Households 961,627 1,136,615 1,285,939 1,338,939
Families 649,907 744,303 827,409 853,514
As Percent of Households 676 % 655 % 643 % 63.7
Household Size
1 Person N/A N/A % 303,050 26.7 % 369,062 28.7 % 397211 29.7
2 Persons N/A N/A 370,926 326 400,932 31.2 402,061 30.0
34 Persons N/A N/A 348,717 30.7 387,027 30.1 401,562 30.0
5+ Persons N/A N/A 113,922 10.0 128,918 10.0 138,105 10.3
Average Household Size 2.59 2.56 253 253

N/A: Not Awailable or Not Applicable.
E: Estimated

Source: U 8. Census, Scan/US and McComb Group, Ltd.
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HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA

Table A-5

EDUCATIONAL ATTAINMENT: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

1990 2000 2011 E 2016 E
Altainment Number Percent Number Percenl Number Percent Number Percent

HANOVER TRADE AREA

No College 1,596 509 % 1,535 340 % 1,994 269 % 1,963 24.6

Some College/2 yr. Degree 1,054 33.6 1,929 42.7 2,714 36.6 2,882 36.1

College Graduate 378 12.0 B33 18.5 2,076 28.0 2412 30.2

Graduate School 11 3.6 217 4.8 627 8.5 726 9.1
HENNEPIN COUNTY

No College 179,890 29.8 % 156,628 234 % 156,247 214 % 156,638 20.5

Some College/2 yr. Degree 207,249 344 224,836 335 217,614 29.7 216,066 28.3

College Graduate 155,028 25.7 199,525 29.7 237,957 32.5 256,845 33.6

Graduate School 61,025 10.1 89,701 134 119,662 16.4 134,024 17.6
MINNEAPOLIS-ST. PAUL MSA

No College 494213 352 % 482956 280 % 521,399 257 % 528,720 24.6

Some College/2 yr. Degree 475,234 339 606,761 352 664,859 327 683,175 31.8

College Graduale 309,463 221 440,355 25.6 569,553 28.0 626,678 29.1

Graduate School 123,146 8.2 192,417 11.2 274,817 13.5 313,114 14.6

N/A° Not Available or Not Applicable
E. Estimated.

Souwrce. U.5. Census, Scan/US and dMcComb Group, Lid.
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Table A6

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA
GENDER AND MARITAL STATUS: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

1990 2000 2011 E 2016 E
Ethnicity Number Percent Number Percent Number Percent Number Percent
HANOVER TRADE AREA
Gender
Male 3,253 514 % 4,098 506 % 6,206 503 % 6,683 504
Female 3,077 48.6 3,998 494 6,126 49.7 6,566 49.6
Marital Status
Single 1,415 314 % 70 32 % 70 21 % 82 24
Single With Children N/A N/A 11 51 291 8.9 323 9.5
Married 3,092 68.6 2,005 91.7 2,923 89.0 2,984 88.0
HENNEPIN COUNTY
Gender
Male 499,618 484 % 549,569 492 % 573,476 494 % 587914 49.4
Female 532,749 516 566,631 50.8 586,296 50.6 601,140 50.6
Marital Status
Single 407,182 493 % 21,057 79 % 21,552 78 % 21,749 7.7
Single With Children N/A N/A 39,759 14.9 44,154 16,0 46,402 16.5
Married 419,255 50.7 206,487 712 209,443 76.1 212,579 75.7
MINNEAPOLIS-ST. PAUL MSA
Gender
Male 1,243,912 48.9 % 1,466,277 494 % 1,645,687 496 % 1,715,575 497
Female 1,298,719 51.1 1,502,529 50.6 1,669,242 50.4 1,739,598 50.3
Marital Status
Single 880,727 448 % 49,124 6.6 % 56,506 6.8 % 59,065 6.9
Single With Children N/A N/A 102,044 13.7 119,883 14.5 126,788 14.9
Married 1,085,734 55.2 593,135 79.7 651,020 78.7 667,661 78.2

N/A; Noi Available or Not Applicable.
E. Estimated.

Source. U.S. Census, Scm/US and McComb Group, Lid
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Table A-7

HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA

AGE DISTRIBUTION: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

1990 2000 2011 E 2016 E
Age Distribulion Number Percent Number Percent Number Percent Number Percent

HANOVER TRADE AREA
Under 5 606 9.0 % 651 80 % 1,107 90 % 1,195 8.7 %
5-9 644 10.2 752 9.3 967 7.8 1,105 8.1
10-14 596 9.4 853 10.5 958 7.8 1,042 7.6
15-19 473 7.5 667 82 923 7.5 1,012 7.4
20-24 377 6.0 306 3.8 784 6.4 931 6.8
25-34 1,103 17.5 027 11.5 1,378 11.2 1,272 93
35-44 1,089 17.2 1,785 2211 1,620 13.1 1,598 11.7
45 - 54 693 11.0 1,187 14.7 1,980 16.1 2,208 l16.1
55-064 359 5.7 607 7.5 1,281 10.4 1,652 12.1
65-74 240 3.8 216 27 731 5.9 993 73
75+ 136 2.2 142 1.8 601 4.9 670 4.9
25-64 3,244 514 % 4,505 55.7 % 6,259 50.8 % 6,731 492 %
65 and Over 376 6.0 358 44 1,333 10.8 1,663 12.2

HENNEPIN COUNTY
Under 5 77,243 7.5 % 73,261 6.6 % 80,967 70 % 80,487 6.8 %
5-9 69,733 6.8 75,780 6.8 72,923 6.3 79,993 6.7
10-14 58,887 5.7 75,109 6.7 69,429 6.0 72,542 6.1
15-19 58,967 5.7 72,755 6.5 71,773 6.2 69,063 5.8
20-24 83,089 8.0 79,364 7.1 75,847 6.5 71,102 6.0
25-34 217,046 21.0 183,860 16.5 185,511 16.0 166,953 14.0
35-44 170,241 16.5 191,872 17.2 166,536 14.4 174,018 14.6
45-54 101,685 99 156,068 14.0 173,498 15.0 168,307 14.2
55-64 78,401 7.6 85,773 7.7 130,549 11.3 153,508 12.9
65-74 64,502 6.2 59,737 5.4 67,413 58 88,621 7.5
75+ 52,525 5.1 62,621 56 65,326 5.6 64,460 54
25-64 567,373 55.0 % 617,573 553 % 656,094 56.6 % 662,786 557 %
65 and Over 117,027 1.3 122,358 11.0 132,739 11.4 153,081 129

MINNEAPOLIS-ST. PAUL MSA
Under 5 206,374 8.1 % 212,810 72 % 242,347 73 % 253,493 73 %
5-9 197,835 7.8 225,355 7.6 225,329 6.8 241,230 7.0
10-14 171,935 6.8 225,652 7.6 223,043 6.7 225,917 6.5
15-19 162,011 6.4 209,863 7.1 225,034 6.8 223,608 6.5
20-24 193,055 7.6 193,790 6.5 219,087 6.6 224,573 6.5
25-34 511,549 20.1 457,105 154 475,975 14.4 455,546 13.2
35-44 415,664 16.3 528,024 17.8 483,451 14.6 470,632 13.6
45 -54 253,035 10,0 405,724 13.7 507,168 15.3 504,649 14,6
55-64 180,490 7.1 225,540 7.6 361,901 10.9 437,134 12.7
65-74 139,086 5.5 145,808 49 188,446 5.7 247,941 7.2
75+ 111,458 4.4 139,135 4.7 163,148 49 170,450 4.9
25-64 1,360,738 535 % 1,616,393 544 % 1,828495 552 % 1,867961 541 %
65 and Over 250,544 99 284,943 9.6 351,594 10.6 418,391 12.1

L+ Cstimated

Source: US Census, Scan/US and McComb Group, Lid.
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HANOVER TRADE AREA, HENNEPIN COUNTY AND MINNEAPOLIS-ST. PAUL MSA

Table A-8

ETHNICITY: 1990 AND 2000 CENSUS; 2011 AND 2016 ESTIMATED

1990 2000 2011 E 2016 E
Ethnicity Number Percent Number Percent Number Percent Number Percent
HANOVER TRADE AREA
Caucasian 6,274 29.1 % 7,945 98.1 % 11,784 95.6 % 13,074 95.6
Alrican-American 6 0.1 7 0.1 80 0.6 93 0.7
Native American 18 0.3 i2 0.1 24 0.2 31 0.2
Asian/Pacilfic Islander 24 04 58 0.7 228 1.8 245 1.8
Other 8 0.1 74 0.9 216 1.8 237 1.7
Hispanic (any race} 24 04 % 73 0.9 % 182 1.5 % 260 1.9
HENNEPIN COUNTY
Caucasian 922,239 89.3 % 898,921 80.5 % 862,059 743 % 882,869 74.2
Alfrican-American 60,115 58 99,943 9.0 137,311 11.8 141,501 11.9
Native American 14,926 14 11,163 1.0 10,655 0.9 10,908 0.9
Asian/Pacific Islander 29,568 2.9 54,086 4.8 72,903 6.3 74,863 6.3
Other 5,519 0.5 52,087 4.7 76,844 6.6 78,913 6.5
Hispanic (any race) 14,024 1.4 % 45,439 4.1 % 81,960 7.1 % 99,060 83
MINNEAPOLIS-ST. PAUL MSA
Caucasian 2,347,622 92.3 % 2,556,851 86.1 % 2,685,735 81.0 % 2,802,332 81.1
Alrican-American 90,071 35 157,963 53 245723 74 254,948 7.4
Native American 24,267 1.0 21,590 0.7 22,936 0.7 23,780 0.7
Asian/Pacilic Islander 65,618 2.6 124,025 4.2 191,192 58 198,353 57
Other 15,053 0.6 108,377 37 169,343 51 175,760 5.1
Hispanic (any race) 37,942 1.5 % 99,121 33 % 189,272 57 % 241,178 7.0

E Eslimated.
Source: .S Census, Scan/US and McComb Group, Lid.
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Appendix B

RETAIL AND SERVICES PURCHASING POWER

Hanover Trade Area Retail B-1
Hanover Trade Area Services B-2

113



Table B-1

HANOVER TRADE AREA TRADE AREA
RETAIL PURCHASING POWER, 2012 TO 2025

(In Thousands of Dollars)

Merchandise Category 2012 2015 2020 2025
General Merchandise $ 25356 h) 27,580 31,447 37,576
Department Stores (Incl. Leased Depts.) 12,908 14,040 16,008 19,128
Discount Stores 9.730 10,583 12,066 14,418
Department Stores 3,178 3,457 3,942 4,710
Other General Merchandise Stores 12,448 13,540 15,439 18,448
Warehouse Clubs & Supercenters 10,930 11,889 13,556 16,198
Variety Stores 459 499 569 680
Miscellaneous General Mdse. 1,059 1,152 1,314 1,570
Apparel and Accessories 3 7,522 8 8,183 9,330 11,148
Furniture & Home Furnishings 519 5,647 6,438 7,693
Electronics & Appliance 5,491 5,973 6,811 8,138
Other Shopping Goods 10,158 11,047 12,596 15,053
Total Shopping Goods § 53,718 $ 58,430 66,622 79,608
Food Service & Drinking s 20,220 $ 21,991 25,075 29,963
Convenience Goods $ 30,583 $ 33,265 37,928 45,323
Food Stores 18,187 19,782 22,555 26,953
Drug & Proprietary Stores 7,611 8,278 9,439 11,278
Hardware Stores 1,165 1,268 1,445 1,727
Beer, Wine & Liquor Stores 3,002 3,265 3,723 4,449
Florists 441 480 547 654
Health Supplement Stores 177 192 219 262
Gasoline Service Stations & Conv. g 22232 $ 24,181 27,571 32,945
Other Stores § 53,309 $ 57,984 66,113 79,000
Building Materials & Supply Stores 16,492 17,540 20,453 24,440
Lawn & Garden Equipment 2,048 2,228 2,541 3,036
Used Merchandise Stores 424 461 526 628
Motor Vehicles & Parts Dealers 34,345 37,355 42,593 50,896
Total $ 180,062 $ 195,851 223,309 266,839

NA: Not Available.
Source: McComb Group, Ltd.
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Table B-1 (continued}

HANOVER TRADE AREA TRADE AREA
RETAIL PURCHASING POWER, 2012 TO 2025
(In Thousands of Dollars)

Merchandise Category 2012 2015 2020 2025

Shopping Goods
General Merchandise

Department Stores (Incl. Leased Depts.) § 12,908 $ 14,040 $ 16,008 § 19,128
Discount Stores 9,730 10,583 12,066 14,418
Department Stores 3,178 3,457 3,942 4,710

Other General Merchandise Stores 12,448 13,540 15,439 18,448
Warehouse Clubs and Supercenters 10,930 11,889 13,556 16,198
Variety Stores 459 499 569 680
Miscellaneous General Mdse. 1,059 1,152 1,314 1,570

Subtotal $ 25356 § 27,580 $ 31,447 $ 37,576
Apparel and Accessories 3 7,522 3 8,183 b 9,330 $ 11,148
Furniture & Home Furnishings 5,191 5,647 6,438 7,693
Electronics & Appliance 5,491 5,973 6,811 8,138
Other Shopping Goods 10,158 11,047 12,596 15,053

Total Shopping Goods $ 53,718 § 58,430 $ 66,622 $ 79,608

Food Service & Drinking Places
Food Service £ 19,196 $ 20,877 $ 23,805 $ 28,445
Drinking Places 1,024 1,114 1,270 1,518
Convenience Goods
Food stores § 18,187 $ 19,782 $ 22,555 $ 26,953
Drug & Proprietary Stores 7,611 8.278 9,439 11,278
Liquor Stores 3,002 3,265 3,723 4,449
Hardware 1,165 1,268 1,445 1,727
Florists 441 480 547 654
Health Supplement Stores 1,059 192 219 1,570
Subtotal $ 30406 $ 33,073 3 37,709 $ 45,061
TOTAL $ 104,344 $ 113,494 $ 129,406 $ 154,632
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HANOVER TRADE AREA TRADE AREA

Table B-1 (continued)

RETAIL PURCHASING POWER, 2012 TO 2025
(In Thousands of Dollars}

Merchandise Category 2012 2015 2020 2025
CONVENIENCE GOODS

Food Stores 18,187 § 19,782 $ 22,555 $ 26,953
Grocery Stores 17,481 19,014 21,680 25,906
Supermarkets 17,128 18,630 21,242 25,383
Convenience Stores 353 384 438 523
Specialty Food Stores 618 672 766 916
Meat Markets 230 250 285 340
Fish & Seafood Markets 71 77 88 105
Fruit & Vegetable Markets 124 134 153 183
Other Specialty Food Stores 194 211 241 288
Baked Goods 53 58 66 79
Confectionery and Nut Stores 53 58 66 79
All Other Specialty Food Stores 88 96 109 131
Other Convenience Goods 12,396 § 13,483 $ 15373 $ 18,370
Drug 7,611 8,278 9,439 11,278
Hardware 1,165 1,268 1,445 1,727
Liquor 3,002 3,265 3,723 4,449
Florist 441 480 547 654
Food/health Supplement Stores 177 192 219 262
Total Convenience Goods 30,583 $ 33,265 § 37,928 § 45323
Food Service & Drinking Places 20,220 $ 21,991 $ 25075 $ 29,963
Food Service 20,610 22,413 25,558 30,539
Full-Service Restaurants 8,352 9,085 10,358 12,377
Limited Service Restaurants 6,357 6,914 7,884 9,420
Cafeterias 265 288 328 303
Snack & Beverage Places 1,414 1,536 1,753 2,094
Ice Cream & Soft Serve 177 192 219 262
Frozen Yogurt 18 19 22 26
Doughnut Shops 247 269 307 366
Bagel Shops 71 7 88 105
Coffee Shops 600 653 745 890
Cookie Shops 18 19 22 26
Other Snack Shops 283 307 350 419
Specialized Food Places 2,808 3,054 3,482 4,161
Drinking Places 1,024 b 1,114 s 1,270 h 1,518
Gasoline Svs Stations/Conv. 22,232 $ 24,181 $ 27571 $ 32,945
Gas/Convenience Food Stores 19,989 21,742 24,790 20,622
Other Gas Stations & Truck Stops 2,243 2,439 2,781 3,323
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Table B-1 (continued)

HANOVER TRADE AREA TRADE AREA

RETAIL PURCHASING POWER, 2012 TO 2025
(1o Thousands of Dollars)

Merchandise Category 2012 2015 2020 2025
SHOPPING GOODS
General Merchandise § 25,356 8§ 27,580 5 31447 5 37,576
Department stores (Incl. leased depts.) 12,908 14,040 16,008 19,128
Discount stores 9,730 10,583 12,066 14,418
Conventional 3,178 3,457 3,942 4,710
Other general merchandise stores 12,448 13,540 15,439 18,448
Warehouse clubs and Supercenlers 10,930 11,889 13,556 16,198
Variety slores 459 499 569 680
Miscellaneous general mdse. 1,059 1,152 1,314 1,570
Apparel & Accessories § 7,522 $ 8,183 s 9330 § 11,148
Clothing Stores 6,392 6,953 7,927 9,472
Mens and boys 318 346 394 471
Womens clothing 1,413 1,537 1,752 2,093
Children's & infant 653 711 810 968
Family clothing 3,284 3,572 4,073 4,867
Clothing accessories stores 194 211 241 288
Other clothing stores 530 576 657 785
Shoe Stores 1,130 1,230 1,403 1,676
Men's 38 42 48 57
Women's 68 74 85 101
Children's & infant 18 19 22 26
Family shoe slores 706 768 876 1,047
Athletic footwear 300 327 372 445
Furniture & Home Furnishings $ 5191 § 5647 § 6,438 § 7,693
Furniture 2,790 3,035 3,460 4,134
Home firmishings stores 2,401 2,612 2,978 3,559
Floor coverings 1,059 1,152 1,314 i,570
Window lreatment stores 106 115 131 157
All other home furnishings stores 1,236 1,344 1,533 1,832
Electronics & Appliances Stores § 54M § 59713 § 6,811 § 8,138
Appliance, tv and other electronics 4,432 4,821 5,497 6,568
Household appliance slores 865 941 1,073 1,282
Radio, tv & electronics stores 3,567 3,880 4,424 5,286
Computers, Soflware, Music, & other electronics 1,059 1,152 1,314 1,570
Other Shopping Goods § 993 § 10,855 $ 12,377 § 14,791
Sporting goods 2,331 2,535 2,891 3,454
General Line Sporting Gds. 954 1,037 1,183 1,413
Specially Line Sporting Gds. 1,377 1,498 1,708 2,041
Book stores & newsdealers 653 711 811 968
Stationery Stores and Office Supply B65 941 1,073 1,282
Mousical Instrument & Supplies 388 423 482 576
Jewelry stores 1,324 1,440 1,642 1,963
Hobby, toy & pame 636 691 788 942
Camera & photographic supply 265 288 328 393
Gilft, novelly & souvenirs 724 787 898 1,073
Luggage & leather goods 88 96 109 131
Sewing, needlework & piece goods 336 365 416 497
Pet slores 636 691 788 942
Art dealers 106 115 131 157
Optical goods stores 530 576 657 785
Pre-Recorded Tapes, Compacl Discs 101 110 125 149
Cosmetics, beauty supplies & perfume 433 471 537 642
All other health & personal care 565 615 701 837
Total Shopping Goods § 53,54 § 58,238 § 66,403 $ 79,346
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Table B-1 (continued)

HANOVER TRADE AREA TRADE AREA
RETAIL PURCHASING POWER, 2012 TO 2025
(In Thousands of Dollars)

Merchandise Category 2012 2015 2020 2025
OTHER RETAIL STORES
Building Materials & Garden Supplies $ 18,540 $ 20,168 $ 22,994 § 27476
Building materials & supplies stores 16,492 17,940 20,453 24,440
Home centers 4,838 5,263 6,000 7,170
Paint, glass & wallpaper 653 711 810 968
Other building materials dealers 11,001 11,966 13,643 16,302
Lawn & garden equipment 2,048 2,228 2,541 3,036
Outdoor power equipment 388 423 482 576
Retail nurseries, lawn & garden 1,660 1,805 2,059 2,460
Used Merchandise Stores 3 424 $ 461 $ 526 5 628
Motor Vehicles & Parts Dealers 8 34,345 § 37,355 § 42,593 $ 50,896
Automotive dealers 28,411 30,903 35,236 42,103
New and used car dealers 26,363 28,675 32,696 39,068
Used car dealers 2,048 2,228 2,540 3,035
Misc. auto dealers 3,267 3,552 4,051 4,842
Boat dealers 1,042 1,133 1,292 1,544
Recreational vehicle dealers 706 768 876 1,047
Motorcycle dealers 1,148 1,248 1,423 1,701
Automotive dealers, nec 371 403 460 550
Auto parts, accessories & tires 2,667 2,900 3,306 3,951
Auto parts & accessories stores 1,519 1,652 1,883 2,250
Tire dealers 1,148 1,248 1,423 1,701

Total Other Retail Stores $ 53,309 s 57,984 $ 66,113 g 79,000
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Table B-2

HANOVER TRADE AREA TRADE AREA

SERVICES PURCHASING POWER, 2012 TO 2025
{In Thousands of Dollars)

Services Category 2012 2015 2020 2025
PERSONAL SERVICES h 9,995 § 11,001 g 12,895 15,794
Personal Care Services 2,069 2,277 2,670 3,270
Hair, Nail & Skin Care Services 1,738 1,913 2,242 2,746
Barber Shops 10 11 13 15
Beauty Shops 1,608 1,770 2,074 2,541
Nail Salons 117 129 151 185
Other Personal Care Services 335 368 432 529
Diet & Weight Reducing Services 104 114 134 164
Other Personal Care Services 231 254 298 364
Drycleaning & Laundry Services b 1,059 $ 1,166 $ 1,366 1,673
Coin-Operated Laundries & Drycleaners 107 118 138 169
Drycleaning & Laundry Services (except coin-op.) 344 379 444 544
Other Personal Services $ 6,867 h 7,558 $ 8,859 10,851
Child Day Care Services 1,553 1,709 2,003 2,453
Funeral Homes & Funeral Services 416 458 536 657
Photographic Services 3,287 3,618 4,241 5,194
Photographic Studios 312 343 402 493
Veteranarian Services 1,166 1,284 1,504 1,843
Pet Care 133 147 172 210
RENTAL AND LEASING $ 508 h 595 729
Formalwear & Costume Rental 62 68 80 98
Video Tape and Disk Rental 400 440 515 631
Home Health Equipment Rental 146 161 189 231
RECREATION § 3,086 $ 3,617 4,429
Bowling centers 299 329 386 472
Physical fitness facilites 1,426 1,570 1,840 2,253
Golf courses and country clubs 1,078 1,187 1,391 1,704
PROFESSIONAL SERVICES § 24,833 F 27,333 $ 32,038 39,240
Offices of Real Estate Agents & Brokers 3,940 4,337 5,083 6,226
Insurance Agencies 7,640 8,409 9,857 12,072
Offices of Lawyers 12,590 13,858 16,243 19,895
Tax Preparation Services 250 275 323 395
Interior Design 413 454 532 652

Source; McComb Group, Ltd.
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Table B-2 (continued.)

HANOVER TRADE AREA TRADE AREA
SERVICES PURCHASING POWER, 2012 TO 2025
{In Thousands of Dollars})

Services Category 2012 2015 2020 2025
REPAIR SERVICES 3 49541 § 5438 $ 6374 $ 7,807
General Automotive Repair 2,335 2,571 3,013 3,690
Automotive Exhaust System Repair 32 36 42 51
Automotive Transmission Repair 123 136 159 195
Brake, Front Fnd & Wheel Alignment 29 32 38 46
Electrical Repair Shops, Motor Vehicle 13 14 17 21
Paint or Body Repair Shops 1,397 1,537 1,802 2,207
Automotive Glass Replacement 276 304 356 436
Automotive Oil Change &Lubrication Shops 240 265 310 380
Carwashes 299 329 386 472
Personal & Household GoodsRepair &Maint. b 338 3 anz 3 436 b 534
Home & Garden Equipment & Appliance Repair &Maint. 120 132 155 190
Home & Garden Equipment Repair & Maint. 32 36 42 51
Appliance Repair & Maint. 84 93 109 133
Reupholstery & Furniture Repair 68 75 g8 108
Footwear & Leather Goods Repair 13 14 17 21
Watch, Clock & Jewelry Repair 16 18 21 26
Garment Repair & Alteration Services 42 46 54 67

Source: McComb Group, Lid.
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Table B-2 {continued)

HANOVER TRADE AREA TRADE AREA

SERVICES PURCHASING POWER, 2012 TO 2025
(In Thousands of Dollars)

Services Category 2012 2015 2020 2025

HEALTH CARE
Offices of Physicians $ 14,042 $ 15456 £ 18,117 $ 22,189
Offices of Physicians {except mental health specialists) 13,912 15,313 17,949 21,984
Offices of Physicians, mental health specialists 127 139 163 200
Offices of Dentists 6,211 6,836 8,013 9.814
Offices of Other Health Practitioners 3,001 3,304 3,872 4,743
Offices of Chiropractors 897 987 1,157 1,417
Offices of Optometrists 409 450 528 647
Offices of Mental Health Practitioners (except physicians) 461 508 595 729
Offices of Physical, Occup, & Speech Therapists & Audiclogists 822 905 1,060 1,299
Speech Therapist & Audiologists 49 54 63 77
Physical & Occupaticnal Therapists 773 851 997 1,222
Offices of All Other Health Practitioners 413 454 532 652
Offices of Podiatrists 75 82 96 118
Offices of All Other Misc. Health Practitioners 338 72 436 534
Qutpatient Care Cenlers $ 8,565 $ 9428 $ 11,051 $ 13,535
Outpatient Mental Health & Substance Abuse Centers 620 683 800 980
Other Qutpatient Care Centers 7,945 8,745 10,251 12,555
Kidney Dialysis Centers 627 690 809 991
All Other Qutpatient Care Centers 1,199 1,319 1,546 1,894
Home Health Care Services 2,657 2,925 3,428 4,199
Subtotal - Health Care § 34476 § 37,949 $ 44,481 $ 54,480

Source. McComb Group, Ltd
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Hanover Trade Area Services C-2
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Table C-1

HANOVER TRADE AREA
RETAIL PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2015
BY MERCHANDISE CATEGORY
(In Thousands of Dollars)
Residenl Estimated Trade Trade Estimated
Purchasing Market Area Area Other Total
Merchandise Calegory Power Share Sales Percent Shoppers Sales
SHOPPING GOODS
General Merchandise
Department stores (Incl. leased depts.)
Discountl stores $ 10,583 350 % § 3,704 75 % § 1,235 § 4,939
Department Slores 3,457 35.0 1,210 75 403 1,613
Other general merchandise stores
Warehouse Clubs and Supercenters $ 11,889 350 % § 4,161 75 % % 1,387 $ 5,548
Variety stores 499 35.0 175 75 58 233
Miscellaneous general mdse. 1,152 35.0 403 75 134 537
Apparel & Accessories
Clothing Stores
Mens and boys 5 346 200 % % 69 75 % % 23 b 92
Womens clothing 1,537 20.0 307 75 102 409
Children's & infant 711 20.0 142 75 47 189
Family clothing 3,572 20.0 714 75 238 952
Clothing accessories stores 211 20.0 42 75 14 56
Other clothing stores 576 20,0 115 75 38 153
Shoe Stores
Men's s 42 200 % % 8 75 % § 3 5 11
Women's 74 20.0 15 75 5 20
Children's & infant 19 20.0 4 75 1 5
Family shoe stores 768 20.0 154 75 51 205
Alhletic footwear 327 20.0 65 75 22 87
Furniture & I{ome Furnishings
Furniture $ 3,035 200 % $ 607 75 % § 202 5 809
Floor coverings 1,152 20.0 230 75 77 307
Window treatment stores 115 20.0 23 75 8 31
All other home furnishings stores 1,344 20.0 269 75 90 359
Elecironics & Appliances Stores
Household appliance slores 3 200 % § 188 75 % § 63 5 251
Radig, tv & electronics slores 3,880 200 776 75 259 1,035
Computers, Soflware, Music, & other eleclronics 1,152 20.0 230 75 77 307
Other Shopping Goods
Sporting poods § 2,535 200 % § 507 75 % $ 169 5§ 676
General Line Sporting Gds. 1,037 20.0 207 75 69 276
Specialty Line Sporting Gds. 1,498 20.0 300 75 100 400
Book stores & newsdealers 711 20,0 142 75 47 189
Stationery Stores and Office Supply 941 20.0 188 75 63 251
Musical Instrument & Supplies 423 20,0 85 75 28 113
Jewelry stores 1,440 20,0 288 75 96 384
Hobby, toy & game 691 20.0 138 75 46 184
Camera & pholographic supply 288 20.0 58 75 19 77
Gili, novelly & souvenirs 787 20.0 157 75 52 209
Luggage & leather goods 96 20.0 19 75 6 25
Sewing, needlework & piece poods 365 20,0 73 75 24 97
Pet slores 691 20.0 138 75 46 184
Arl dealers 115 20.0 23 75 8 31
Optical goods slores 576 20.0 115 75 38 153
Pre-Recorded Tapes, Compact Discs 110 20.0 22 75 7 29
Cosmetics, beauty supplies & perfume 471 20.0 94 75 31 125
All other health & personal care 807 20.0 161 75 54 215

123



Table C-1 (continued)

HANOVER TRADE AREA
RETAIL PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2015
BY MERCHANDISE CATEGORY
{In Thousands of Dollars}
Resident Estimated Trade Trade Estimated
Purchasing Market Area Area Other Total
Merchandise Category Power Share Sales Percent Shoppers Sales
CONVENIENCE GOODS
Food Stores
Grocery stores $ 19,014 150 % § 2,852 85 % § 503 $ 3,355
Supermarkels 18,630 15.0 2,795 85 493 3,288
Convenience food 384 25.0 96 85 17 113
Specialty food slores 672 250 168 85 30 198
Meat Markels 250¢ 250 63 85 11 74
Fish & Sealood Markets 77 250 19 85 3 22
Fruil & Vegetable Markets 134 25.0 34 85 6 40
Other Specialty Food Stores 211 25.0 33 85 9 62
Baked Goods 58 250 i5 85 3 18
Confectionery and Nut Stores 58 250 15 85 3 18
All Other Specialty Food Slores 96 25.0 24 85 4 28
Other Convenience Goods
Drug & proprietary slores $ 8278 350 % 2,897 85 % § 5l § 3,408
[Hardware 1,268 35.0 444 85 78 522
Liguor 3,265 35.0 1,143 85 202 1,345
Florist 480 35.0 168 85 30 198
Food/health supplement stores 192 35.0 67 85 12 79
Food Service & Drinking Places
Food Service
Full-service restaurants § 9,085 250 % § 2271 65 % § 1,223 3,494
Limited service restaurants 6,914 25.0 1,729 75 576 2,305
Cafeterias 288 0.0 0 75 0 0
Snack & beverage places 1,536 25.0 384 75 128 512
Ice Cream & Solt Serve 192 25.0 48 75 16 64
Frozen Yogurt 19 25.0 5 75 2 7
Doughnut Shops 269 25.0 67 75 22 89
Bagel Shops 77 25.0 19 75 6 25
Coflfee Shops 653 250 163 75 54 217
Cookie Shops 19 25.0 5 75 2 7
Other Snack Shops 307 25.0 77 75 26 103
Specialized food places 3,054 25.0 764 75 255 1,019
Drinking Places §f 1,114 0.0 % § - 75 % $ - 5 -
Gasoline Svs Stations/Conv.
Gas/Convenience food stores $ 21,742 30,0 % § 6,523 65 % § 3,512 $10,035
Other Gas Stations & Truck Stops 2,439 30.0 732 65 394 1,126
OTHER RETAIL STORES
Building Materials & Garden Supplies
Building materials & supplies stores
Home centers $ 5263 450 % § 2,368 B5 % § 418 § 2,786
Paint, plass & wallpaper 711 35.0 249 85 44 293
Other building materials dealers 11,966 25.0 2,992 85 528 3,520
Lavwn & garden equipment
Ouldoor power equipment 423 350 148 85 26 174
Retail nurseries, lawn & garden 1,805 35.0 632 85 112 744
Moltor Vehicles & Parts Dealers
Auto parts, accessories & Lires
Auto parts & accessories stores $ 1,652 150 % § 248 85 % § 44 5 292
Tire dealers 1,248 15.0 187 85 33 220

Source: McComb Group, Lid.
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Table C-1 (continued)

HANOVER TRADE AREA
RETAIL PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2020

BY MERCHANDISE CATEGORY
{In Thousands of Dollars)

Resident Estimated Trade Trade Estimated
Purchasing Market Area Area Other Total
Merchandise Category Power Share Sales Percent Shoppers Sales
SHOPPING GOODS
General Merchandise
Department stores (Incl, leased depts.)
Discount stores $ 12,066 350 % % 4,223 75 % § 1,408 $ 5,631
Department Stores 3,942 35.0 1,380 75 460 1,840
Other general merchandise stores
Warehouse Clubs and Supercenters $ 13,556 350 % $ 4,745 75 % ¥ 1.582 $ 6,327
Variely slores 569 35.0 199 75 66 265
Miscellaneous general mdse. 1,314 35.0 460 75 153 613
Apparel & Accessories
Clothing Stores
Mens and boys $ 394 200 % % 79 75 % 3§ 26 § 105
Womens clothing 1,752 20.0 350 75 117 467
Children's & infanl 810 20.0 162 75 54 216
Family clothing 4,073 20.0 815 75 272 1,087
Clothing accessories slores 241 20.0 48 75 16 64
Other clothing stores 657 20.0 131 75 44 175
Shoe Stores
Men's 5 48 200 % § i0 75 % % 3 b 13
Women's 85 20.0 17 75 6 23
Children's & infant 22 20.0 4 75 1 5
Family shoe stores 876 20.0 175 75 58 233
Athletic footwear 372 20.0 74 75 25 99
Furniture & Home Furnishings
Fumiture $ 3,460 200 % $ 692 75 % § 231 § 923
Floor coverings 1,314 20.0 263 75 88 351
Window Lreatmenl stores 131 200 26 75 9 35
All other home [urnishings stores 1,533 200 307 75 102 409
Electronics & Appliances Stores
Household appliance stores $ 1,073 200 % § 215 75 % § 72 5 287
Radio, tv & electronics siores 4,424 20.0 885 75 295 1,180
Computers, Software, Music, & other electronics 1,314 20.0 263 75 88 351
Other Shopping Goods
Sporting goods $ 2,891 200 % § 578 75 % % 193 £
General Line Sporting Gds. 1,183 20.0 237 75 79 316
Specially Line Sporling Gds. 1,708 20.0 342 75 114 456
Book stores & newsdealers 811 20,0 162 75 54 216
Stationery Stores and Office Supply 1,073 20.0 215 75 72 287
Musical Instrument & Supplies 482 20.0 96 75 32 128
Jewelry stores 1,642 20.0 328 75 109 437
Hobby, toy & game 788 20.0 158 75 53 211
Camera & photographic supply 328 20.0 66 15 22 88
Gift, novelty & souvenirs 898 20.0 180 75 60 240
Luggage & leather goods 109 20.0 22 75 7 29
Sewing, needlework & piece goods 416 20.0 83 75 28 111
Pel stores 788 20.0 158 75 53 211
Arl dealers 131 20.0 26 75 9 35
Optical poods stores 657 20.0 131 75 44 175
Pre-Recorded Tapes, Compact Discs 125 20.0 25 75 8 33
Cosmelics, beauty supplies & perfume 537 20.0 107 75 36 143
All other health & personal care 920 20,0 184 75 61 245
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Table C-1 (continued)

HANOVER TRADE AREA
RETAIL PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2020
BY MERCHANDISE CATEGORY
{In Thousands of Dollars)
Resident Estimated Trade Trade Eslimated
Purchasing Market Area Area QOther Total
Merchandise Category Power Share Sales Percent Shoppers Sales
CONVENIENCE GOODS
Food Stores
Grocery slores $ 21,680 150 % § 3,252 B % § 574 ¥ 3,820
Supermarkets 21,242 15.0 3,186 85 562 3,748
Convenience food 438 25.0 110 85 19 129
Specialty food stores 766 25.0 192 85 34 226
Meat Markels 285 25.0 71 85 13 84
Fish & Seafood Markels 88 25.0 22 85 4 26
Fruit & Vegelable Markets 153 25.0 K} 85 7 45
Other Specially Food Stores 241 25.0 60 85 11 71
Baked Goods 66 25.0 17 85 3 20
Confectionery and Nut Stores 66 25.0 17 85 3 20
All Other Specialty Food Stores 109 25.0 27 85 5 32
Other Convenience Goods
Drug & proprielary stores 5 9439 350 % $ 3,304 85 % § 583 $ 3,887
Hardware 1,445 350 506 85 89 595
Liquor 3,723 350 1,303 85 230 1,533
Florist 547 350 191 85 34 225
Food/health supplement stores 219 35.0 77 83 i4 91
Food Service & Drinking Places
Food Service
Tull-service restaurants $ 10,358 250 % § 2,590 65 % $ 1,395 § 3,985
Limited service restauranis 7,884 25.0 1,971 75 657 2,628
Cafeterias 328 0.0 0 75 0 0
Snack & beverage places 1,753 25.0 438 75 146 584
Ice Cream & Soft Serve 219 25.0 55 75 18 73
Frozen Yogurt 22 25.0 6 75 2 8
Doughnut Shops 307 25.0 77 75 26 103
Bagel Shops 88 25.0 22 75 7 29
Coflee Shops 745 25.0 186 75 62 248
Cookie Shops 22 25.0 6 75 2 )
Other Snack Shops 350 25.0 88 75 29 117
Specialized food places 3,482 250 871 5 290 1,161
Drinking Places $ 1,270 0o % § - 5 % 8 - $ -
Gasoline Svs Stations/Conv.
Gas/Convenience food slores £ 24,790 300 % § 7437 65 % § 4,005 $11,442
Other Gas Stations & Truck Stops 2,781 30.0 834 65 449 1,283
OTIHER RETAIL STORES
Building Materials & Garden Supplies
Building materials & supplies slores
Home centers $ 6,000 450 % §$ 2,700 85 % % 476 § 3,176
Paint, plass & wallpaper 810 35.0 284 85 50 334
Other building materials dealers 13,643 25.0 3,411 85 602 4,013
Lawn & garden equipment
Outdoor power equipment b 482 350 % § 169 85 % § 30 5 199
Relail nurseries, lawn & garden 2,059 35.0 721 85 127 848
Motor Vehicles & Parts Dealers
Auto parts, accessories & lires
Auto parts & accessories slores $ 1.883 150 % $ 282 85 % § 50 § 332
Tire dealers 1,423 15.0 213 85 38 251

Source: McComb Group, Lid.
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Table C-1 (continued)

HANOVER TRADE AREA
RETAIL PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2025

BY MERCHANDISE CATEGORY
{In Thousands of Dollars)

Resident Estimated Trade Trade Eslimated
Purchasing Markel Area Area Other Total
Merchandise Category Power Share Sales Percent Shoppers Sales
SHOPPING GOODS
General Merchandise
Department stores (Incl. leased depts.)
Discount stores § 14,418 350 % § 5046 75 % § 1,682 $ 6,728
Department Stores 4,710 350 1,649 75 550 2,199
Other general merchandise stores
Warehouse Clubs $ 16,198 350 % § 5,669 75 % § 1,890 $ 7,559
Variety stores 680 35.0 238 75 79 317
Miscellancous general mdse. 1,570 35.0 550 75 183 733
Apparel & Accessories
Clothing Stores
Mens and boys § 47 200 % § 94 75 % % 31 $ 125
Womens clothing 2,093 20.0 419 75 140 559
Children's & infant 968 20.0 194 75 65 259
Family clothing 4,867 20.0 973 75 324 1,297
Clothing accessories stores 288 20.0 58 75 19 77
Other clothing stores 785 20.0 157 75 52 209
Shoe Stores
Men's b3 57 200 % % 11 75 % § 4 b 15
Women's 101 20.0 20 75 7 27
Children's & infant 26 20.0 5 75 2 7
Family shoe stores 1,047 20.0 209 75 70 279
Athletic footwear 445 20.0 89 75 30 119
Furniture & Home Furnishings
Fumiture § 4,134 200 % § 827 75 % § 276 F 1103
Floor coverings 1,570 20.0 314 75 105 419
Window {reatment stores 157 20.0 31 75 10 41
All other home fumnishings stores 1,832 20.0 366 75 122 488
Electronics & Appliances Stores
Household appliance stores $ 1,282 200 % § 256 75 % § 85 5 341
Radio, tv & eleclronics slores 5,286 20.0 1,057 75 352 1,409
Computers, Software, Music, & other elecironics 1,570 20.0 314 75 105 419
Other Shopping Goods
Sporting goods § 3,454 200 % $ 691 75 % § 230 s 92
General Line Sporting Gds. 1413 20.0 283 75 94 377
Specialty Line Sporting Gds. 2,041 20.0 408 75 136 544
Book stores & newsdealers 968 20.0 194 75 65 259
Stationery Stores and Office Supply 1,282 20.0 256 75 85 341
Musical Instrument & Supplics 576 20.0 115 75 38 153
Jewelry slores 1,963 20.0 393 75 131 524
Hobby, toy & game 242 20.0 188 75 63 251
Camera & photographic supply 393 20.0 79 75 26 105
Gift, novelty & souvenirs 1,073 20.0 215 3 72 287
Luggape & leather goods 131 20.0 26 75 9 35
Sewing, needlework & piece poods 497 20.0 99 75 33 132
Pel slores 942 20,0 188 75 63 251
Art dealers 157 20.0 31 75 10 41
Optical goods stores 785 20.0 157 75 52 209
Pre-Recorded Tapes, Compaci Discs 149 20.0 30 75 10 40
Cosmelics, beauty supplies & perfume 642 20.0 128 75 43 171
All other health & personal care 1,099 20.0 220 75 73 293
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Table C-1 {continued)

HANOVER TRADE AREA

RETAIL PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2025
BY MERCHANDISE CATEGORY

{In Thousands of Dollars)

Resident Estimaled Trade Trade Estimated
Purchasing Market Area Area Other Total
Merchandise Calegory Power Share Sales Percenl Shoppers Sales
CONVENIENCE GOODS
Food Stores
Grocery slores $ 25906 150 % § 3,886 85 9% § 686 $ 4572
Supermarkels 25,383 15.0 3,807 85 672 4479
Convenience food 523 250 131 85 23 154
Specialty food stores 916 250 229 85 40 269
Meat Markels 340 250 85 85 15 100
Fish & Seafood Markels 105 25.0 26 85 5 31
Fruit & Vegetable Markets 183 250 46 85 8 54
Other Specialty Food Stores 288 250 72 85 13 85
Baked Goods 79 250 20 85 4 24
Confectionery and Nul Slores 79 25.0 20 85 4 24
All Other Specialty Food Slores 131 25.0 33 85 6 39
Other Convenience Goods
Drug & proprietary stores 5 11,278 350 % $ 3947 85 % $ 697 $ 4644
Hardware 1,727 35.0 604 85 107 711
Liquor 4,449 35.0 1,557 85 275 1,832
Florist 654 350 229 85 40 269
Food/health supplement slores 262 35.0 92 85 16 108
Food Service & Drinking Places
Food Service
Full-service restaurants $ 12,377 250 % § 3,0% 65 % § 1,606 $ 4,760
Limited service restaurants 9,420 25.0 2,355 75 785 3,140
Cafeterias 393 0.0 0 75 0 0
Snack & beverage places 2,094 25.0 524 75 175 699
Ice Cream & Soft Serve 262 25.0 66 75 22 88
Frozen Yogurt 26 25.0 7 75 2 9
Doughnul Shops 366 250 92 75 il 123
Bagel Shops 105 250 26 75 9 35
Coffee Shops 890 250 223 75 74 297
Cookie Shops 26 25.0 7 75 2 9
Other Snack Shops 419 250 105 75 35 140
Specialized food places 4,161 25.0 1,040 75 347 1,387
Drinking Places £ 1,518 000 % § - 75 % 5 - 5 -
Gasoline Svs Stations/Conv.
Gas/Convenience food stores $ 29,622 300 % § 83887 65 % % 4,985 513672
Other Gas Stations & Truck Slops 3,323 30.0 997 65 537 1,534
OTIIER RETAIL STORES
Building Materials & Garden Supplies
Building materials & supplies slores
Home centers 5§ 7,170 500 % § 3,585 8 % $§ 633 $ 4218
Paint, glass & wallpaper 968 35.0 339 85 60 399
Other building materials dealers 16,302 250 4,076 85 719 4,795
Lawn & parden equipment
Outdoor power equipment $ 576 350 % § 202 85 % § 36 $ 238
Retail nurseries, lawn & garden 2,460 350 861 85 152 1,013
Motor Vehicles & Parts Dealers
Aulo parts, accessories & lires
Auto parts & accessories slores $ 2250 150 % § 338 85 % § 60 5 398
Tire dealers 1,701 15.0 255 85 43 300

Source: MeComb Group, Lid
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Table C-2

HANOVER TRADE AREA
SERVICES PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2015
BY SERVICES CATEGORY
{In Thousands of Dollars)
Resident Estimated Trade Trade Estimated
Purchasing Market Arca Area Other Total
Category Power Share Sales Percenl Shoppers Sales
Personal Care Services
Barber Shops $ 11 250 % % 3 85 % § 1 $ 4
Beauty Shops 1,770 25.0 443 85 78 521
Nail Salons 129 25.0 32 85 6 38
Diet & Weight Reducing Services 114 25.0 29 85 5 34
Other Personal Care Services 254 250 64 85 11 75
Drycleaning and Laundry Services
Coin-Operated Laundries & Drycleaners 5 118 250 % § 30 85 % § 5 h) 35
Drycleaning & Laundry Services (excepl coin-op.) 379 250 95 85 17 112
Other Personal Services
Child Day Care Services s 1,709 350 % § 598 85 % & 106 $ 704
Funeral Homes & Funeral Services 458 350 160 .53 28 188
Pholographic Services 3,618 350 1,266 85 223 1,489
Photographic Studios 343 35.0 120 85 21 141
Veteranarian Services 1,284 35.0 449 &5 79 528
Pet Care 147 35.0 51 85 9 60
Rental and Leasing
Formalwear and Costume Rental $ 68 350 % § 24 85 % % 4 $ 28
Video Tape and Disc Rental 440 35.0 154 85 27 181
Home Health Equipment Rental 161 35.0 56 85 10 66
Recreation
Bowling Centers 5 329 350 % § 115 85 % $ 20 $ 135
Physical Fitness Facililes 1,570 350 550 85 97 647
Golf Courses and Country Clubs 1,187 350 415 85 73 488
Professional Services
Offices of Real Estate Agents & Brokers $ 4,337 250 % % 1,084 85 % § 191 $ 1275
Insurance Agencies 8,409 25.0 2,102 85 371 2,473
Offices of Lawyers 13,858 25.0 3,465 85 611 4,076
Tax Preparalion Services 275 25.0 69 85 12 81
Interior Design 454 25.0 114 85 20 134
Household Goods Repair
Home & Garden Equipment & Appliance Repair &Maint. $ 132 350 % § 46 85 % $ 8 b 54
Reupholstery & Fumilure Repair 75 35.0 26 85 5 31
Footwear and Leather Goods Repair 14 35.0 5 85 1 6
Walch, Clock and Jewelry Repair 18 350 6 85 1 7
Garment Repair and Alieralion Services 46 350 16 85 3 19
Computer & Office Machine Repair 515 5.0 180 85 32 212
Automotive Repair and Maintenance
General Automotive Repair $ 2,571 350 % § 900 8 % 8§ 159 $ 1,059
Aulomotive Exhaust System Repair 36 35.0 13 85 2 15
Automotive Transmission Repair 136 350 48 g5 8 56
Brake, Front End & Wheel Alignment 32 35.0 11 85 2 13
Electrical Repair Shops, Motor Vehicle 14 35.0 5 85 1 6
Paint or Body Repair Shops 1,537 35.0 538 85 95 633
Aulomotive Glass Replacement 304 350 106 85 19 125
Automotive Oil Change & Lubrication Shops 265 350 93 85 16 109
Carwashes 329 350 115 85 20 135
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Table C-2 (continued)

HANOVER TRADE AREA
SERVICES PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2015
BY SCERVICES CATEGORY
{In Thousands ol Dollars)

Resident Estimated Trade Trade Estimated
Purchasing Market Area Area Other Total
Category Power Share Sales Percent Shoppers Sales
Health Care
Offices of Physicians
Offices of Physicians {except mental health specialists)  § 15,313 250 % § 3,828 85 % $§ 676 $ 4,504
Offices of Physicians, Mental Health Specialists 139 25.0 35 85 6 41
Offices of Dentists 6,836 25.0 1,709 85 302 2,011
Offices of Other Health Practilioners
Offices of Chiropractors 987 25.0 247 85 44 291
Offices of Optometrists 450 25.0 113 85 20 133
Offices of Mental Health Practitioners {except physicians) 508 25.0 127 & 22 149
Offices of Physical, Occup, & Speech Therapists & Audiologists
Speech Therapist & Audiologists 54 25.0 14 85 2 16
Physical & Occupational Therapists 851 25.0 213 85 38 251
Offices of All Other Health Practitioners
Offices of Podiatrists 82 250 21 85 4 25
Offices of All Other Misc. Health Practitioners 372 250 93 85 16 109
Outpatient Care Centers
Outpatient Mental Health & Substance Abuse Centers 5 683 250 % § 171 85 % § 30 5§ 201
Other Outpatient Care Centers
Kidney Dialysis Centers 690 25.0 173 85 31 204
All Other Outpalient Care Centers 1,319 25.0 330 85 58 388
Home Health Care Services § 2925 250 % § 731 35 % § 129 5 860

Source: McComb Group, Lid
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SERVICES PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2020

Table C-2 (continued)
HANOVER TRADE AREA

BY SERVICES CATEGORY
{In Theusands of Dollars)

Resident Estimated Trade Trade Eslimated
Purchasing Market Area Area Other Tolal
Catepory Power Share Sales Percent Shoppers Sales
Personal Care Services
Barber Shops b 13 250 % % 3 85 % % 1 L3 4
Beauty Shops 2,074 25.0 519 85 92 611
Nail Salons 151 25,0 38 85 7 45
Diet & Weight Reducing Services 134 25,0 34 85 6 40
Other Personal Care Services 298 25.0 75 85 13 88
Drvcleaning and Laundry Services
Coin-Operated Laundries & Drycleaners b 138 250 % §$ 35 85 % § 6 b 41
Drycleaning & Laundry Services {(excepl coin-op.) 444 25.0 111 85 20 131
Other Personal Services
Child Day Care Services § 2,003 50 % § 701 85 % §$ 124 $ 825
FFuneral Homes & Funeral Services 536 350 188 85 33 221
Photographic Services 4,241 35.0 1,484 85 262 1,746
Photographic Studios 402 35.0 i1 85 25 166
Veteranarian Services 1,504 35.0 526 85 93 619
Pet Care 172 5.0 60 85 11 71
Rental and Leasing
Formalwear and Costume Rental b 80 350 % 3 28 85 % § 5 $ 33
Video Tape and Disc Rental 515 35.0 180 85 32 212
Home Ilealth Equipment Renial 189 35.0 66 85 12 78
Recreation
Bowling Centers ] 386 350 % $ 135 85 % § 24 5 159
Physical Fitness Facilites 1,840 35.0 644 85 114 758
Golf Courses and Couniry Clubs 1,391 35.0 487 85 86 573
Professional Services
Offices of Real Eslale Agents & Brokers § 5,083 250 % $ 1,271 85 % § 224 £ 1,495
Insurance Agencies 9.857 25.0 2,464 85 435 2,899
Offices of Lawyers 16,243 25.0 4,061 85 717 4,718
Tax Preparation Services 323 25.0 81 85 14 95
Interior Design 532 250 133 85 23 156
Household Goods Repair
Home & Garden Equipment & Appliance Repair &Maint. § 155 350 % 3% 54 85 % % 10 s 64
Reupholstery & Fumiture Repair 88 350 31 85 5 36
Footwear and Leather Goods Repair 17 35.0 6 85 1 7
Watch, Clock and Jewelry Repair 21 35.0 7 B5 1 8
Gannent Repair and Alteration Services 54 35.0 19 85 3 22
Compuler & Office Machine Repair 603 350 211 85 37 248
Automotive Repair and Maintenance
General Aulomotive Repair $ 3,013 350 % § 1,055 85 % $ 186 § 1,241
Automolive Exhaust Systern Repair 42 35.0 15 85 3 18
Automolive Transmission Repair 159 35.0 56 85 10 66
Brake, Front End & Wheel Alignment 38 350 13 85 2 15
Electrical Repair Shops, Motor Vehicle 17 35.0 6 85 1 7
Painl or Body Repair Shops 1,802 35.0 631 85 111 742
Automotive Glass Replacement 356 35.0 125 85 22 147
Automotive Oil Change & Lubrication Shops 310 35.0 109 85 19 128
Carwashes 386 35.0 135 85 24 159
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Table C-2 (continued)

HANOVER TRADE ARCA
SERVICES PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2020
BY SERVICES CATEGORY
{In Thousands of Dollars)

Resident Estimated Trade Trade Estimated
Purchasing Market Area Area Other Total
Category Power Share Sales Percent Shoppers Sales
Health Care
Offices of Physicians
Offices of Physicians (except mental health specialists) $ 17,949 250 % § 4,487 8 % 3 792 5§ 5279
Offices of Physicians, Mental Health Specialists 163 25.0 41 85 7 48
Offices of Dentists 8,013 25.0 2,003 85 353 2,356
Offices of Other Health Practitioners
Offices of Chiropractors 1,157 25.0 289 85 51 340
Offices of Oplometrists 528 25.0 132 85 23 155
Offices of Mental Health Practitioners {except physicians) 595 25.0 149 85 26 175
Offices of Physical, Occup, & Speech Therapists & Audiologists
Speech Therapist & Audiologists 63 25.0 16 85 3 19
Physical & Occupational Therapists 997 25.0 249 85 44 293
Offices of All Other Heallh Practitioners
Offices of Podiatrists 96 25.0 24 85 4 28
Offices of All Other Misc. Health Practitioners 436 25.0 109 85 19 128
Oulpatient Care Centers
Outpatient Mental Health & Substance Abuse Centers $ 800 250 % § 200 85 % % 35 £ 235
Other Qutpatient Care Centers
Kidney Dialysis Cenlers 809 25.0 202 85 36 238
All Other Outpatient Care Centers 1,546 25.0 387 85 68 455
Home Health Care Services $ 3428 250 % $ B57 85 % § 151 $ 1,008

Source  McComb Group, Lid.
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Table C-2 (continued)

HANOVER TRADE AREA

SERVICES PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2025
BY SERVICES CATEGORY
{In Thousands of Dollars)

Resident Estimated Trade Trade Estimated
Purchasing Markel Area Area Other Total
Calegory Power Share Sales Percent Shoppers Sales
Personal Care Services
Barber Shops 5 15 250 % 4 85 % % 1 b 5
Beauty Shops 2,541 25.0 635 85 112 747
Nail Salons 185 25.0 46 85 8 54
Diet & Weight Reducing Services 164 2540 41 85 7 48
Other Personal Care Services 364 25.0 91 85 16 107
Drycleaning and Laundry Services
Coin-Operaled Laundries & Drycleaners b 169 250 % 42 85 % $§ 7 s 49
Drycleaning & Laundry Services (excepl coin-op.} 544 25.0 136 85 24 160
Other Personal Services
Child Day Care Services 5 2453 350 % 859 85 % $ 152 $ L1011
Funeral Homes & Funeral Services 657 35.0 230 B85 41 271
Pholographic Services 5,194 35.0 1,818 85 321 2,139
Pholographic Studios 493 35.0 173 85 31 204
Veleranarian Services 1,843 35.0 645 85 114 759
Pet Care 210 35.0 74 85 13 87
Rental and Leasing
Formalwear and Costume Renlal h 98 350 % 34 8 % 3% 6 b 40
Video Tape and Disc Rental 631 35.0 22] 85 39 260
Home Health Equipment Rental 231 35.0 81 85 14 95
Recreation
Bowling Centers h 472 350 % 165 85 % § 29 £ 194
Physical Fitness Facililes 2,253 35.0 789 85 139 928
Golf Courses and Country Clubs 1,704 35.0 596 85 105 701
Professional Services
OfTices of Real Estate Agents & Brokers £ 6226 250 % 1,557 85 % §$ 275 $ 1,832
Insurance Agencies 12,072 25.0 3,018 85 533 3,551
Offices of Lawyers 19,895 25.0 4,974 85 878 5,852
Tax Preparation Services 395 25.0 99 85 17 116
Interior Design 652 25.0 163 85 29 192
Household Goods Repair
Home & Garden Equipment & Appliance Repair &Maint. § 190 350 % 67 85 % § 12 b 79
Reupholsiery & Fumiture Repair 108 35.0 38 85 7 45
Footwear and Leather Goods Repair 21 35.0 7 85 1 8
Walch, Clock and Jewelry Repair 26 35.0 9 85 2 1
Garment Repair and Alteration Services 67 35.0 23 85 4 27
Computer & Office Machine Repair 739 35.0 259 85 46 305
Automotive Repair and Maintenance
General Automotive Repair 5 3,690 350 % 1,292 85 % § 228 5 1,520
Automotive Exhaust Syslem Repair 51 350 18 85 3 21
Automotive Transmission Repair 195 35.0 68 85 12 80
Brake, Front End & Wheel Alipnment 46 35.0 16 85 3 19
Electrical Repair Shops, Motor Vehicle 21 35.0 7 85 | 8
Paint or Body Repair Shops 2,207 35.0 772 85 136 908
Automotive Glass Replacement 436 350 153 85 27 180
Automotive Gil Change & Lubrication Shops 380 350 133 85 23 156
Carwashes 472 35.0 165 85 29 194

133



Table C-2 (continued)

HANOVER TRADE AREA
SERVICES PURCHASING POWER, MARKET SHARE AND SALES POTENTIAL, 2025

BY SERVICES CATEGORY
(In Thousands of Dollars}

Resident Eslimaled Trade Trade Estimated
Purchasing Market Arca Area Other Total
Category Power Share Sales Percent Shoppers Sales
IIealth Care
Offices of Physicians
Offices of Physicians (except mental health specialists)  § 21,984 250 % $ 549 85 % % 970 § 6,466
Offices of Physicians, Mental Health Specialists 200 250 50 85 9 59
Offices of Dentists 9,814 250 2,454 85 433 2,887
Offices of Other Health Practilioners
Offices of Chiropractors 1,417 250 354 85 62 416
Offices of Oplometrists 647 25.0 162 85 29 191
Offices of Mental Health Practitioners (except physicians) 729 25.0 182 85 32 214
Offices of Physical, Occup, & Speech Therapists & Audiclogists
Speech Therapist & Audiologists 77 250 19 85 3 22
Physical & Occupational Therapists 1,222 25.0 306 85 54 360
Offices of All Other Health Practitioners
Offices of Podiatrists 118 25.0 30 85 5 35
Offices of All Other Misc. Health Practitioners 534 25.0 134 85 24 158
Outpatient Care Cenlers
Outpatient Mental Health & Substance Abuse Cenlers ) 980 250 % § 245 85 % § 43 § 288
Other Qutpatient Care Centers
Kidney Dialysis Centers 991 25.0 248 85 44 292
All Other Qutpatient Care Cenlers 1,894 25.0 474 85 84 558
Home Health Care Services § 4,199 250 % % 1,050 85 % $ 185 § 1,235

Source McComb Group, Ltd.
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Appendix D

RETAIL AND SERVICES
SALES POTENTIAL AND SUPPORTABLE SPACE

Hanover Trade Area Retail D-1
Hanover Trade Area Services D-2
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Table D-1

HANOVER TRADE AREA
RETAIL SALES POTENTIAL AND SUPPORTABLE SPACE, 2015
BY MERCHANDISE CATEGORY
Estimaled
Sales Sales Supportable Store Size
Calegory Potential Per Sq. Tl Square Feel Low Median High
SHOPPING GOODS
General Merchandise
Department stores
Discount stores $ 4,939,000 § 250 19,756 57,720 94,788 141,986
Department Stores 1,613,000 225 7,169 89,641 148,796 243,167
Other general merchandise stores
Warchouse Clubs and Supercenters ¥ 5,548,000 § 450 12,329 90,134 151,980 217,447
Variety stores 233,000 220 1,059 2,726 8,000 13,788
Miscellaneous general mdse. 537,000 250 2,148 3,200 8,400 11,212
Apparel & Accessories
Clothing Stores
Mens and boys 5 92,000 § 220 418 2,002 4,000 5,635
Womens clothing 409,000 200 2,045 2,074 4,200 8,740
Children's & infant 189,000 240 788 1,490 3,912 6,000
Family clothing 952,000 260 3,662 2,374 8,000 28,228
Clothing accessories stores 56,000 290 193 o18 1,400 2,001
Other clothing stores 153,000 265 577 1,060 2,300 8,234
Shoe Stores
Men's h) 11,000 $ 29 38 903 1,640 2,186
Women's 20,000 270 74 1,309 2,384 3,158
Children's & infant 5,000 290 17 1,490 3,912 6,000
Family shoe stores 205,000 175 1,171 2,021 3,388 10,234
Athletic foolwear 87,000 175 497 1,535 3,284 11,314
Furniture & Home Furnishings
Furniture § 809,000 5§ 260 3,112 3,108 7,927 36,712
Floor coverings 307,000 225 1,364 1,229 3,593 7.819
Window treatment slores 31,000 210 148 1,489 4,905 9,934
All other home [urnishings stores 359,000 175 2,051 2,868 3,570 6,500
Electronics & Appliances Stores
Household appliance slores $ 251,000 § 275 913 2,349 4,000 7.563
Radio, lv & electronics slores 1,035,000 300 3,450 1,208 3,406 10,451
Compulers, Software, Music, & other electronics 307,000 580 529 997 3,388 25,600
Other Shopping Goods
Sporting goods $ 676,000 £ 200 3,380 2,238 7,500 44,116
General Line Sporting Gds. 276,000 200 1,380 3,765 5,850 28,128
Specialty Line Sporting Gds. 400,000 225 1,778 1,097 2,449 4,356
Book stores & newsdealers 189,000 160 1,181 2,428 4,542 29,974
Stationery Stores and Office Supply 251,000 375 669 585 1,033 2,247
Musical Instrument & Supplies 113,000 240 471 2,432 7,324 26,094
Jewelry stores 384,000 325 1,182 790 1,450 3,410
Hobby, toy & game 184,000 175 1,051 1,604 4,050 25,861
Camera & pholographic supply 77,000 275 280 816 2,200 5,965
Gifl, novelty & souvenirs 209,000 150 1,393 2,369 4,422 7,015
Lugpage & leather goods 25,000 200 125 1,193 2,300 3,102
Sewing, needlework & piece goods 97,000 100 970 2,678 12,202 19,299
Pet stores 184,000 200 920 1,847 3,200 12,398
Arl dealers 31,000 225 138 675 1,434 2,401
Optical poods stores 153,000 290 528 885 1,561 4,068
Pre-Recorded Tapes, Compact Discs 29,000 230 126 1,308 3,426 12,753
Cosmelics, beauty supplies & perfume 125,000 320 39 1,102 1,953 6,235
All other health & personal care 215,000 275 782 697 1,786 3,084
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Table D-1 (continued)

HANOVER TRADE ARCA
RETAIL SALES POTENTIAL AND SUPPORTABLE SPACE, 2015
BY MERCHANDISE CATEGORY
Estimated
Sales Sales Supportable Store Size
Calepory Potential Per Sq. FL, Square Feet Low Median High
CONVENIENCE GOODS
Food Stores
Grocery stores $ 3,355,000 5 400 8,388 31,676 52,500 65,888
Supermarkets 3,288,000 400 8,220 31,245 52,419 69,462
Convenience lood 113,000 300 3717 1,349 2,085 5,323
Specialty food stores 198,000 200 990 1,188 2,400 6,000
Meal Markets 74,000 225 329 1,130 2,215 18,080
Fish & Seafood Markels 22,000 250 88 1,188 2,398 6,000
Fruit & Vegetable Markels 40,000 200 200 1,036 1,400 2,516
Other Specialty Food Stores 62,000 225 276 1,112 2,291 9,888
Baked Goods 18,000 250 72 1,191 1,834 3,285
Confectionery and Nul Stores 18,000 320 56 702 1,240 2,047
All Other Specially Food Stores 28,000 200 140 1,069 2,200 8,007
Other Convenience Goods
Drug & proprietary stores $ 3,408,000 $ 460 7,409 8,280 11,700 23,714
Hardware 522,000 185 2,822 5,638 13,831 27,743
Liquor 1,345,000 375 3,587 1,305 2,856 7,210
Florist 198,000 190 1,042 766 1,600 5,396
Food/health supplement stores 79,000 250 316 1,200 1,234 1,968
Food Service & Drinking Places
Food Service
FFull-service restaurants 5 3,494,000 $ 360 0,706 2,000 4,500 9,775
Limited service restaurants 2,305,000 400 5,763 1,335 3,000 3,400
Cafeterias 0 235 0 517 1,073 10,049
Snack & beverage places 512,000 300 1,707 850 1,500 2,495
Ice Cream & Sofi Serve 64,000 325 197 902 1,148 1,570
Frozen Yogurt 7,000 200 35 1,031 1,282 1,700
Doughnut Shops 89,000 220 405 744 1,200 2,153
Bagel Shops 25,000 275 91 2,000 2,388 3,400
Coffee Shops 217,000 400 543 881 1,500 2,000
Cookie Shops 7,000 400 18 220 602 797
Other Snack Shops 103,000 360 286 850 1,578 2,495
Specialized food places 1,019,000 400 2,548 N/A
Drinking Places 5 - 5 250 0 2,243
Gasoline Svs Stations/Conv.
Gas/Convenience food stores $ 10,035,000 5 1,400 7,168 1,500 2,933 6,121
QOther Gas Stations & Truck Stops 1,126,000 1,000 1,126 2,000
OTHER RETAIL STORES
Building Materials & Garden Supplies
Building materials & supplies stores
Home centers § 2,786,000 § 350 7,960 8,981 95,173 135,833
Paint, glass & wallpaper 293,000 225 1,302 2,348 3,533 5,028
Other building materials dealers 3,520,000 225 15,644 N/A N/A N/A
Lawn & garden equipment
Qutdoor power equipment 174,000 100 1,740 N/A N/A N/A
Retail nurseries, lawn & garden 744,000 100 7,440 N/A 15,000 N/A
Molor Vehicles & Parts Dealers
Auto parts, accessories & lires
Aulo paris & accessories stores $ 292,000 $ 200 1,460 2,232 6,500 13,000
Tire dealers 220,000 200 1,100 3,514 6,944 12,014

Source: McComb Group, Ltd.
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Table D-1 (continued)

HANOVER TRADE AREA
RETAIL SALES POTENTIAL AND SUPPORTABLE SPACE, 2020
BY MERCHANDISE CATEGORY

Estimated
Sales Sales Supportable Store Size
Calegory Polential Per Sq. Fi. Square Feel Low Median High
SHOPPING GOODS
General Merchandise
Department stores
Discounl stores $ 5,631,000 $ 250 22,524 57,720 94,788 141,986
Department Stores 1,840,000 225 8,178 89.641 148,796 243,167
Other general merchandise stores
Warehouse Clubs and Supercenters $§ 6,327,000 $ 450 14,060 90,134 151,980 217,447
Variety stores 265,000 220 1,205 2,726 8.000 13,788
Miscellaneous general mdse, 613,000 250 2,452 3,200 8,400 11,212
Apparel & Accessories
Clothing Stores
Mens and boys $ 105,000 $ 220 477 2.002 4,000 5,635
Womens clothing 467,000 200 2,335 2,074 4,200 8,740
Children's & infant 216,000 240 900 1,490 3,912 6,000
Family clothing 1,087,000 260 4,181 2,374 8,000 28,228
Clothing accessories slores 64,000 260 221 918 1,400 2,001
Other clothing stores 175,000 265 660 1,060 2,300 8,234
Shoe Stores
Men's 5 13,000 §F 290 45 903 1,640 2,186
Women's 23,000 270 85 1,309 2,384 3,158
Children's & infant 5,000 290 17 1,490 3,912 6,000
Family shoe stores 233,000 175 1,331 2,021 3,388 10,234
Athletic foolwear 99,000 175 566 1,535 3,284 11,314
Furniture & Home Furnishings
Furniture 5 923,000 § 260 3,550 3,108 7,927 36,712
Floor coverings 351,000 225 1,560 1,229 3,593 7,819
Window trealment stores 35,000 210 167 1,489 4,905 9,934
All olher home furnishings stores 409,000 175 2,337 2,868 3,570 6,500
Electronics & Appliances Stores
Household appliance stores 5 287,000 £ 275 1,044 2,349 4,000 7,563
Radio, tv & electronics slores 1,180,000 300 3,933 1,208 3,406 10,451
Compulers, Software, Musie, & olher electronics 351,000 580 605 997 3,388 25,600
Other Shopping Goods
Sporting goods § 771,000 $ 200 3,855 2,238 7,500 44,116
General Line Sporting Gds. 316,000 200 1,580 3,765 5,850 28,128
Specialty Line Sporling Gds. 456,000 225 2,027 1,097 2,449 4,356
Book stores & newsdealers 216,000 160 1,350 2,428 4,542 29,974
Stationery Stores and Ollice Supply 287,000 375 765 585 1,033 2,247
Musical Instrument & Supplies 128,000 240 533 2,432 7,324 26,094
Jewelry slores 437,000 325 1,345 790 1,450 3,410
[obby, toy & game 211,000 175 1,206 1,604 4,050 25,861
Camera & pholographic supply 88,000 275 320 Bl6 2,200 5,965
Gift, novelty & souvenirs 240,000 150 1,600 2,369 4,422 7,015
Luggage & lealher goods 29,000 200 145 1,193 2,300 3,102
Sewing, needlework & piece goods 111,000 100 1,110 2,678 12,202 19,299
Pel stores 211,000 200 1,055 1,847 3,200 12,398
Arl dealers 35,000 225 156 675 1,434 2,401
Optical goods stores 175,000 290 603 885 1,561 4,068
Pre-Recorded Tapes, Compacl Discs 33,000 230 143 1,308 3,426 12,753
Cosmetics, beauty supplies & perfume 143,000 320 447 1,102 1,953 6,235
All other health & personal care 245,000 275 891 697 1,786 3,084
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Table D-1 {continued)

HANOVER TRADE AREA
RETAIL SALES POTENTIAL AND SUPPORTABLE SPACE, 2020
BY MERCHANDISE CATEGORY
Cstimated
Sales Sales Supportable Store Size
Calegory Polential Per Sq. Fi. Square Feet Low Median High
CONVENIENCE GOODS
Food Stores
Grocery stores ¥ 3,826,000 400 9,565 31,676 52,500 65,888
Supermarkets 3,748,000 400 9,370 31,245 52,419 69,462
Convenience fpod 129,000 300 430 1,349 2,085 5,323
Specialty food stores 226,000 200 1,130 1,188 2,400 6,000
Meat Markets 84,000 225 373 1,130 2,215 18,080
Fish & Seafood Markets 26,000 250 104 1,188 2,398 6,000
Fruit & Vepetable Markets 45,000 200 225 1,036 1,400 2,516
Other Specialty Food Stores 71,000 225 316 112 2,291 9,888
Baked Goods 20,000 250 80 1,191 1,834 3,285
Confectionery and Nul Stores 20,000 320 63 702 1,240 2,047
All Other Specialty Food Stores 32,000 200 160 1,062 2,200 8,007
Other Convenience Goods
Drug & proprietary stores $ 3,887,000 460 8,450 8,280 11,700 23,714
Hardware 595,000 185 3,216 5,638 13,831 27,743
Liquor 1,533,000 375 4,088 1,305 2,856 7,210
Florist 225,000 190 1,184 766 1,600 5,396
Food/health supplement stores 91,000 250 364 1,200 1,234 1,968
Food Service & Drinking Places
Food Service
Full-service restaurants $ 3,985,000 360 11,069 2,000 4,500 9,715
Limited service restauran(s 2,628,000 400 6,570 1,335 3,000 3,400
Cafeterias 0 235 0 517 1,073 10,049
Snack & beverage places 584,000 300 1,947 850 1,500 2,495
Ice Cream & Soll Serve 73,000 325 225 202 1,148 1,570
Frozen Yogurt 8,000 200 40 1,031 1,282 1,700
Doughnut Shops 103,000 220 468 744 1,200 2,153
Bagel Shops 29,000 275 105 2,000 2,388 3,400
Coffee Shops 248,000 400 620 881 1,500 2,000
Cookie Shops 8,000 400 20 220 602 797
Other Snack Shops 117,000 360 325 850 1,578 2,495
Specialized food places 1,161,000 400 2,903 N/A
Drinking Places s - 250 0 2,243
Gasoline Svs Stations/Cony.
Gas/Convenience food stores $ 11,442,000 1,400 8,173 1,500 2,933 6,121
Other Gas Stations & Truck Stops 1,283,000 1,000 1,283 2,000
OTHER RETAIL STORES
Building Materials & Garden Supplies
Building materials & supplies stores
Home centers $ 3,176,000 350 9,074 8,981 95,173 135,833
Paint, glass & wallpaper 334,000 225 1,484 2,348 3,533 5,028
Other building materials dealers 4,013,000 225 17,836 N/A N/A N/A
Lawn & garden equipment
Qutdoor power equipment $ 199,000 100 1,990 N/A N/A N/A
Retail nurseries, lawn & garden 848,000 100 8,480 N/A 15,000 N/A
Motor Vehicles & Parts Dealers
Auto parts, accessories & tires
Auto parts & accessories stores § 332,000 200 1,660 2,232 6,500 13,000
Tire dealers 251,000 200 1,255 3,514 6,944 12,014

Source  MeComb Group, Lid
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Table D-1 {continued)

HANOVER TRADE AREA
RETAIL SALES POTENTIAL AND SUPPORTABLE SPACE, 2025
BY MERCHANDISE CATEGORY

Eslimated
Sales Sales Supportiable Store Size
Category Potential Per Sq. FL. Square Feet Low Median High
SHOPPING GOODS
General Merchandise
Department stores
Discount stores $ 6,728,000 $ 250 26,912 57,720 94,788 141,986
Conventional 2,199,000 225 9,773 89,641 148,796 243,167
Other general merchandise stores
Warehouse Clubs § 7,559,000 $ 450 16,798 90,134 151,980 217,447
Variety stores 317,000 220 1,441 2,726 8,000 13,788
Misecellaneous peneral mdse. 733,000 250 2,932 3,200 8,400 11,212
Apparel & Accessories
Clothing Stores
Mens and boys § 125,000 $ 220 568 2,002 4,000 5,635
Womens clothing 559,000 200 2,795 2,074 4,200 8,740
Children's & infant 259,000 240 1,079 1,490 3,912 6,000
Family clothing 1,297,000 260 4,988 2,374 8,000 28,228
Clothing accessories stores 77,000 290 266 918 1,400 2,001
Other clothing stores 209,000 265 789 1,060 2,300 8,234
Shoe Stores
Men's h 15,000 5 290 52 903 1,640 2,186
Women's 27,000 270 100 1,309 2,384 3,158
Children's & infant 7,000 290 24 1,490 3,912 6,000
Family shoe stores 279,000 175 1,594 2,021 3,388 10,234
Athletic footwear 119,000 175 680 1,535 3,284 11,314
Furniture & Home Furnishings
Fumniture $ 1,103,000 $ 260 4,242 3,108 7,927 36,712
Floor coverings 419,000 225 1,862 1,229 3,593 7.819
Window treatment stores 41,000 210 195 1,489 4,905 9,934
All other home furnishings stores 488,000 175 2,789 2,868 3,570 6,500
Electronics & Appliances Stores
Household appliance stores $ 341,000 $ 275 1,240 2,349 4,000 7.563
Radio, tv & electronics stores 1,409,000 300 4,697 1,208 3,406 10,451
Computers, Software, Music, & other elecironics 419,000 580 722 997 3,388 25,600
Other Shopping Goods
Sporting goods 5 921,000 g 200 4,605 2,238 7,500 44,116
General Line Sporting Gds. 377,000 200 1,885 3,765 5,850 28,128
Specialty Line Sporting Gds. 544,000 225 2,418 1,097 2,449 4,356
Book stores & newsdealers 259,000 160 1,619 2,428 4,542 29,974
Stationery Stores and Office Supply 341,000 375 909 585 1,033 2,247
Musical Instrument & Supplies 153,000 240 638 2,432 7,324 26,094
Jewelry stores 524,000 325 1,612 790 1,450 3410
Hobby, toy & game 251,000 175 1,434 1,604 4,050 25,861
Camera & photographic supply 105,000 275 382 816 2,200 5,965
Gifl, novelty & souvenirs 287,000 150 1913 2,369 4422 7,015
Luggape & leather goods 35,000 200 175 1,193 2,300 3,102
Sewing, needlework & piece poods 132,000 100 1,320 2,678 12,202 19,299
Pel siores 251,000 200 1,255 1,847 3,200 12,398
Art dealers 41,000 225 182 675 1,434 2,401
Optical goods slores 209,000 290 721 885 1,561 4,068
Pre-Recorded Tapes, Compact Discs 40,000 230 174 1,308 3,426 12,753
Cosmelics, beauty supplies & perfume 171,000 320 534 1,102 1,953 6,235
All other health & personal care 293,000 275 1,065 697 1,786 3,084
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Table D-1 {continued)

HANOVER TRADE AREA
RETAIL SALES POTENTIAL AND SUPPORTABLE SPACE, 2025
BY MERCHANDISE CATEGORY
Estimated
Sales Sales Supporiable Store Size
Catepory Potential Per Sq. Ft. Square leet Low Median High
CONVENIENCE GOODS
Food Stores
Grocery slores 5 4,572,000 § 400 11,430 31,676 52,500 65,888
Supermarkets 4,479,000 400 11,198 31,245 52,419 69,462
Convenience food 154,000 300 5103 1,349 2,085 5,323
Specialty food stores 269,000 200 1,345 1,188 2,400 6,000
Meat Markets 100,000 225 444 1,130 2215 18,080
Fish & Seafood Markets 31,000 250 124 1,188 2,398 6,000
Fruil & Vegetable Markeis 54,000 200 270 1,036 1,400 2,516
Other Specialty Food Stores 85,000 225 378 1,112 2,291 9,888
Baked Goods 24,000 250 96 1,191 1,834 3,285
Confectionery and Nul Stores 24,000 320 5 702 1,240 2,047
All Other Specialty Food Stores 39,000 200 195 1,069 2,200 8,007
Other Convenience Goods
Drug & proprictary storcs 5 4,644,000 5 460 10,096 8,280 11,700 23,714
Hardware 711,000 185 3,843 5,638 13,831 27,743
Liquor 1,832,000 375 4,885 1,305 2,856 7,210
Florist 269,000 190 1,416 766 1,600 5,396
Food/health supplement stores 108,000 250 432 1,200 1,234 1,968
Food Service & Drinking Places
Food Service
Full-service restaurants £ 4,760,000 § 360 13,222 2,000 4,500 9,775
Limited service restaurants 3,140,000 400 7,850 1,335 3,000 3,400
Cafeterias 0 235 0 517 1,073 10,049
Snack & beverage places 699,000 300 2,330 850 1,500 2,495
Tee Cream & Sofi Serve 88,000 325 271 902 1,148 1,570
Frozen Yogurt 9,000 200 45 1,031 1,282 1,700
Doughnut Shops 123,000 220 559 744 1,200 2,153
Bagel Shops 35,000 275 127 2,000 2,388 3,400
Coflee Shops 297,000 400 743 881 1,500 2,000
Cookie Shops 9,000 400 23 220 602 797
Other Snack Shops 140,000 360 389 8§50 1,578 2,495
Specialized food places 1,387,000 400 3,468 N/A
Drinking Places § - 5 250 0 2,243
Gasoline Svs Stations/Conv.
Gas/Convenience food slores $13,672,000 5 1,400 9,766 1,500 2,933 6,121
Other Gas Stations & Truck Stops 1,534,000 1,000 1,534 2,000
OTHER RETAIL STORES
Building Materials & Garden Supplics
Building materials & supplies slores
Home centers 5 4,218,000 $ 350 12,051 £.981 95,173 135,833
Paint, glass & wallpaper 399,000 225 1,773 2,348 3,533 5,028
Other building materials dealers 4,795,000 225 21,311 N/A N/A N/A
Lawn & garden equipment
Qutdoor power equipment 5 238,000 § 100 2,380 N/A N/A N/A
Retail nurseries, lawn & garden 1,013,000 100 10,130 N/A 15,000 N/A
Motor Vehicles & Parts Dealers
Auto parts, accessories & lires
Aulo parts & accessories slores § 398,000 5 200 1,990 2,232 6,500 13,000
Tire dealers 300,000 200 1,500 3,514 6,944 12,014

Source McComb Group, Ltd
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Table D-2

HANOVER TRADE AREA
SERVICES SALES POTENTIAL AND SUPPORTABLE SQUARE FEET, 2015
BY SERVICES CATEGORY
Estimated
Sales Sales Supportable Store Size
Calegory Potential Per 5q. Ft. Square [Feet Low Median High
Personal Care Services
Barber Shops 5 4,000 5 200 20 455 788 1,422
Beauty Shops 521,000 190 2,742 900 1,400 3,480
Nail Salons 38,000 110 345 773 1,200 1,807
Diel & Weight Reducing Services 34,000 150 227 1,223 1,856 3.130
Other Personal Care Services 75,000 175 429 703 1,488 4,128
Drycleaning & Laundry Services
Coin-Operaled Laundries & Drycleaners 5 35,000 b3 60 583 1,222 2,024 3,73
Drycleaning & Laundry Services {excepl coin-op.} 112,000 150 747 1,038 1,608 2,731
Other Personal Services
Child Day Care Services 5 704,000 § 100 7,040 3,059 5,050 7495
Funeral Homes & Funeral Services 188,000 N/A N/A N/A N/A N/A
Photographic Services 1,489,000 275 5,415 990 1,866 2.550
Photographic Studios 141,000 275 513 990 1,866 2,550
Veteranarian Services 528,000 225 2,347 1,346 2,122 2,701
Pet Care 60,000 75 800 1,200
Rental and Leasing
Formalwear and Costume Rental £ 28,000 365 T 763 1,046 1,773
Video Tape and Disc Rental 181,000 200 905 3,740 5,836 7,341
Home Health Equipment Rental 66,000 250 264 1,200 1,600 3,480
Recreation
Bowling Centers § 135,000 5 110 1,227 N/A N/A N/A
Physical Fitness Facilites 647,000 80 8,088 1,433 6,448 32,170
Golf Courses and Country Clubs 488,000 N/A -
Proflessional Services
Offices of Real Estale Agents & Brokers $1,275,000 $ 300 4,250 711 2,092 6,264
Household Goods Repair
Home & Garden Equipment & Appliance Repair &Maini. 5 54,000 $ 175 309
Reupholstery & Furmniture Repair 31,000 155 200 600
Footwear and Leather Goods Repair 6,000 155 39 405 648 742
Watch, Clock and Jewelry Repair 7,000 155 45 900
Gamment Repair and Alteration Services 19,000 125 152 680 1,185 1,488
Compuler & OQffice Machine Repair 212,000 150 1,413 1,200
Automotive Repair and Maintenance
General Automotive Repair £1,059,000 $ 200 5,295 2,400 6,200 10,624
Automotive Exhaust System Repair 15,000 200 75
Aulomotive Transmission Repair 56,000 200 280
Brake, Front End & Wheel Alignment 13,000 200 63
Electrical Repair Shops, Motor Vehicle 6,000 200 30
Paint or Body Repair Shops 633,000 200 3,165
Automotive Glass Replacement 125,000 200 625
Automotive Oil Change & Lubrication Shops 104,000 200 545
Carwashes 135,000 200 675
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Table D-2 (continued)

HANOVER TRADE AREA
SERVICES SALES POTENTIAL AND SUPPORTABLE SQUARE FEET, 2015
BY SERVICES CATEGORY
Estimated
Sales Sales Supportable Store Size
Category Potential Per Sq. 't Square Feel Low Median High
Health Care
Offices of Physiciang
Offices of Physicians (except menlal health specialists) $4,504,000 § 357 12,616 969 1,652 4,008
Offices of Physicians, Mental Health Specialists 41,000 357 115 969 1,800 4,008
OfTices of Dentists 2,011,000 345 5,829 1,090 1,700 3,970
Offices of Other Health Practitioners
Offices of Chiropractors 291,000 345 843 1,090 1,600 3,970
Offices of Optometrists 133,000 415 320 1,074 1,620 4,347
Offices of Mental Health Practitioners (except physicians) 149,000 345 432 1,090 1,800 3,970
Offices of Physical, Occup, & Speech Therapists & Audiologists
Specch Therapist & Audiologists 16,000 345 46 1,090 1,600 3,970
Physical & Occupational Therapists 251,000 345 728 1,090 1,600 3,970
Offices of All Other Health Practitioners
Offices of Podiatrists 25,000 57 70 1,090 1,800 3,970
Offices of All Other Misc, Health Practilioners 109,000 45 316 1,000 1,800 3,970
Qutpatient Care Centers
Outpatient Mental Health & Substance Abuse Centers £ 201,000 5§ 250 804
Other Outpatient Care Centers
Kidney Dialysis Cenlers 204,000 285 716
All Other Outpatient Care Cenlers 388,000 285 1,361
Home Health Care Services 5§ 860,000 5 285 3,018

Source: MeComb Group, Lid.
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Table -2 (continued)

HANOVER TRADE AREA
SERVICES SALES POTENTIAL AND SUPPORTABLE SQUARE FEET, 2020
BY SERVICES CATEGORY
Estimated
Sales Sales Supportable Store Size
Category Potential Per Sq. FL. Square Feet Low Median High
Personal Care Services
Barber Shops $ 4,000 5 200 20 455 788 1,422
Beauty Shops 611,000 190 3,216 200 1,400 3,480
Nail Salons 45,000 110 409 773 1,200 1,807
Diet & Weight Reducing Services 40,000 150 267 1,223 1,856 3,130
Other Personal Care Services 88,000 175 503 703 1,488 4,128
Drycleaning & Laundry Services
Coin-Operated Laundries & Drycleaners § 41,000 3 60 683 1,222 2,024 3,734
Drycleaning & Laundry Services {excepl coin-op.) 131,000 150 873 1,038 1,608 2,731
Other Personal Services
Child Day Care Services § 825,000 $ 100 8,250 3,059 5,050 7,495
[Funeral Homes & Funeral Services 221,000 N/A N/A N/A N/A N/A
Photographic Services 1,746,000 275 6,349 990 1,866 2,550
Photographic Studios 166,000 275 604 990 1,866 2,550
Veteranarian Services 619,000 225 2,751 1,346 2,122 2,701
Pet Care 71,000 75 947 1,200
Rental and Leasing
Formalwear and Costume Rental 5 33,000 5 365 90 763 1,046 1,773
Video Tape and Disc Rental 212,000 200 i,060 3,740 5,836 7.341
Home Health Equipment Rental 78,000 250 312 1,200 1,600 3,480
Recreation
Bowling Centers $ 159,000 F 110 1,445 N/A N/A N/A
Physical Fitness Facilites 758,000 80 9,475 i.433 6,448 32,170
Golf Courses and Country Clubs 573,000 N/A -
Professional Services
Offices of Real Estale Agents & Brokers $1,495,000 5 300 4,983 711 2,092 6,264
Household Goods Repair
Home & Garden Equipment & Appliance Repair &Maini. & 64,000 $ 175 366
Reupholstery & Fumniture Repair 36,000 155 232 600
Footwear and Leather Goods Repair 7,000 155 45 405 648 742
Walch, Clock and Jewelry Repair 8,000 155 52 900
Garment Repair and Alleration Services 22,000 125 176 680 1,185 1,488
Computer & Office Machine Repair 248,000 150 1,653 1,200
Automotive Repair and Maintenance
General Automolive Repair $1,241,000 $ 200 6,205 2,400 6,200 10,624
Automotive Exhaust Syslem Repair 18,000 200 90
Automotive Transmission Repair 66,000 200 330
Brake, Front End & Wheel Alignment 15,000 200 75
Electrical Repair Shops, Motor Vehicle 7,000 200 35
Paint or Body Repair Shops 742,000 200 3,710
Automotive Glass Replacement 147,000 200 735
Automotive Qil Change & Lubrication Shops 128,000 200 640
Carwashes 159,000 200 795
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Table D-2 {continued)

HANOVER TRADE AREA
SERVICES SALES POTENTIAL AND SUPPORTABLE SQUARE FEET, 2020

BY SERVICES CATEGORY
Estimated
Sales Sales Supponable Store Size
Category Potential Per Sq. FL. Squarc Feet Low Median High
Health Care
Offices of Physicians
Offices of Physicians {except mental health specialists) §5,279,000 357 14,787 969 1,652 4,008
Offices of Physicians, Mental Heallh Specialists 48,000 357 134 969 1,800 4,008
Offices of Dentists 2,356,000 345 6,829 1,090 1,700 3,970
Offices of Other Health Practitioners
Offices of Chiropractors 340,000 345 986 1,090 1,600 3,970
Offices of Oplomelrists 155,000 415 373 1,074 1,620 4,347
Offices of Mental Health Practitioners (excepl physicians) 175,000 345 507 1,090 1,800 3,970
Offices of Physical, Occup, & Speech Therapists & Audiologisls
Speech Therapist & Audiologists 19,000 345 55 1,090 1,600 3,970
Physical & Occupational Therapists 293,000 345 849 1,090 1,600 3,970
Offices of All Other Health Practitioners
Offices of Podiatrists 28,000 357 78 1,090 1,800 3,970
Offices of All Other Misc. Health Practitioners 128,000 345 N 1,090 1,800 3,970
Outpatient Care Centers
Outpatient Mental Health & Substance Abuse Centers $ 235,000 250 940
Other Outpatient Care Centers
Kidney Dialysis Centers 238,000 285 835
All Other Outpatienl Care Centers 455,000 285 1,596
Home Health Care Services $1,008,000 285 3,537

Source: McComb Group, Ltd.
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Table D-2 {conlinued)

HANOVER TRADE AREA
SERVICES SALES POTENTIAL AND SUPPORTABLE SQUARE FEET, 2025
BY SERVICES CATEGORY
Estimated
Sales Sales Supporiable Store Size
Category Potential Per Sg. Fu. Square Feel Low Median High
Personal Care Services
Barber Shops $ 5000 $ 200 25 455 788 1,422
Beauty Shops 747,000 190 3,932 900 1,400 3,480
Nail Salons 54,000 110 491 773 1,200 1,807
Diet & Weight Reducing Services 48,000 150 320 1,223 1,856 3,130
Other Personal Care Services 107,000 175 611 703 1,488 4,128
Drycleaning & Laundry Services
Coin-Operated Laundries & Drycleaners $ 49,000 3 a0 817 1,222 2,024 3,734
Drycleaning & Laundry Services {(except coin-op.) 160,000 150 1,067 1,038 1,608 2,731
Other Personal Services
Child Day Care Services $1,011,000 $ 100 10,110 3,059 5,050 7,495
Funeral Homes & Funeral Services 271,000 N/A N/A N/A N/A N/A
Photographic Services 2,139,000 275 7,778 990 1,866 2,550
Photographic Studios 204,000 275 742 950 1,866 2,550
Veteranarian Services 759,000 225 3,373 1,346 2,122 2,701
Pet Care 87,000 75 1,160 1,200
Rental and Leasing
Formalwear and Costume Rental 5 40,000 $ 365 110 763 1,046 1,773
Video Tape and Disc Rental 260,000 200 1,300 3,740 5,836 7,341
Home Health Equipment Rental 95,000 250 380 1,200 1,600 3,480
Recreation
Bowling Centers 5 194,000 § 110 1,764 N/A N/A N/A
Physical Fitness Facilites 928,000 80 11,600 1,433 6,448 32,170
Golf Courses and Country Clubs 701,000 N/A -
Professional Services
Offices of Real Estate Agents & Brokers $1,832,000 $ 300 6,107 711 2,092 6,264
Household Goods Repair
Home & Garden Equipmenl & Appliance Repair &Maint. $ 79,000 $ 175 45]
Reupholstery & Fumiture Repair 45,000 155 290 600
Footwear and Leather Goods Repair 8,000 155 52 405 648 742
Waich, Clock and Jewelry Repair 11,000 155 71 900
Garment Repair and Alteration Services 27,000 125 216 680 1,185 1,488
Computer & Office Machine Repair 305,000 150 2,033 1,200
Automotive Repair and Maintenance
General Automolive Repair $1,520,000 g 200 7,600 2,400 6,200 10,624
Automotive Exhaust System Repair 21,000 200 105
Automotive Transmission Repair 80,000 200 400
Brake, Front End & Wheel Alignment 19,000 200 95
Eleclrical Repair Shops, Motor Vehicle 8,000 200 40
PPaint or Body Repair Shops 908,000 200 4,540
Aulomotive Glass Replacement 180,000 200 900
Automotive OQil Change & Lubricalion Shops 156,000 200 780
Carwashes 194,000 200 970
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Table D-2 (continued)

HANOVER TRADE AREA
SERVICES SALES POTENTIAL AND SUPPORTABLE SQUARE FEET, 2025
BY SERVICES CATEGORY
Estimated
Sales Sales Supportable Store Size
Category Potential Per Sq. Ft. Square Feel Low Median High
Health Care
Oflices of Physicians
Offices of Physicians (except mental health specialists) $6,466,000 $ 357 18,112 969 1,652 4,008
Ollices of Physicians, Mental Health Specialists 59,000 357 165 969 1,800 4,008
Offices of Dentists 2,887,000 345 8,368 1,090 1,700 3,970
Offices of Other Health Practitioners
Offices of Chiropractors 416,000 345 1,206 1,080 1,600 3,970
Offices of Oplometrists 191,000 415 460 1,074 1,620 4,347
Offices of Mental Health Practitioners {except physicians) 214,000 345 620 1,090 1,800 3,970
Offices of Physical, Occup, & Speech Therapists & Audiologists
Speech Therapist & Audiologists 22,000 345 64 1,090 1,600 3,970
Physical & Qccupational Therapists 360,000 345 1,043 1,090 1,600 3,970
Offices of All Other Health Practitioners
Offices of Podiatrisls 35,000 357 98 1,090 1,800 3,970
Offices of All Other Misc, Health Practitioners 158,000 345 458 1,090 1,800 3,970
Qutpalient Care Cenlers
Quipatient Mental Health & Substance Abuse Cenlers § 288,000 § 250 1,152
Other Outpatient Care Centers
Kidney Dialysis Centers 292,000 285 1,025
All Other Outpatient Care Centers 558,000 285 1,958
Home Health Care Services $1,235,000 § 285 4,333

Source  McComb Group, Lid
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