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Site 1 Analysis: US Highway 80 & FM 548 — Forney, TX

Drive-Time Trade Area

The map on the previous page depicts the primary trade area for Site 1. The primary
trade area consists of a ten-minute polygon, determined by Buxton’s proprietary
drive-time technology.

Psychographics
The psychographic profile of the households within a ten-minute drive-time of Site 1
is presented below.
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Segments

Dominant Segments

A segment that represents at least three percent of a trade area is a dominant
segment. By determining dominant segments and reviewing their segment
descriptions, lifestyle habits and preferences can be identified. Please refer to
Appendix C for additional segment description information.

Dominant Segments Description Households % of All Households
A06 Small-town Success 3,113 16.85
A07 New Suburbia Families 5,258 28.46
C02 Prime Middle America 5,297 28.67
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Site 1 Analysis (continued)

Leakage Analysis

The following table represents an overview by store type of the leakage or surplus
within the studied trade area. This is represented by an index with 1.0 being the
baseline. A leakage is reflected by an index less than 1.0 and a surplus is reflected by
an index greater than 1.0. Please see Appendix A for detailed demand and actual
sales by category.

Motor Vehicle Farts & Dealers
Furniture & Home Furnishing Stores

Electronics & Appliance Stores

Building Material & Garden Equipment & Supply Dealers

Food & Beverage Stores

Health & Personal Care Stores

Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Baok, & Music Stores
General Merchandise Stores

Hiscellaneous Store Retailers

Foodservice & Drinking Places

Total

£

o
B

The following table presents the trade potential variables for Site 1:

Trade Potential Variables
Estimated Household Count 18,478
Number of Households in Dominant
Segments 15,668
Traffic Count 45,000
Total Demand $603,735,712
Total Supply $480,215,684
Leakage ($123,520,028)




Appendix A:

Leakage Analysis
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Retail Leakage and Surplus Analysis

The Retail Leakage and Surplus Analysis examines the quantitative aspect of the community's retail
opportunities. It is a guide to understanding retail opportunities but it is not an analysis that indicates
unconditional opportunities. The analysis is sometimes called "a gap analysis" or "a supply and demand analysis"
and can aid in the following:

-Indicating how well the retail needs of local residents are being met
-Uncovering unmet demand and possible opportunities
-Understanding the strengths and weaknesses of the local retail sector
-Measuring the difference between actual and potential retail sales

Understanding Retail Leakage

Retail leakage means that residents are spending more for products than local businesses capture. Retail sales
leakage suggests that there is unmet demand in the trade area and that the community can support additional
store space for that type of business.

However, retail leakage does not necessarily translate into opportunity. For example, there could be a strong
competitor in a neighboring community that dominates the market for that type of product or store.

Understanding Retail Surplus

A retail surplus means that the community's trade area is capturing the local market plus attracting non-local
shoppers. A retail surplus does not necessarily mean that the community cannot support additional business.
Many communities have developed strong clusters of stores that have broad geographic appeal. Examples of
these types of retailers include: sporting goods stores, home furnishing stores, restaurants, and other specialty
operations that become destination retailers and draw customers from outside the trade area.

Examining the quantitative aspects (Leakage/Surplus) is only part of the evaluation of community's retail
opportunities. Before any conclusions can be drawn about potential business expansion or recruitment
opportunities, qualitative considerations such as trade area psychographics and buying habits must be analyzed
in context of other market factors.



US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Leakage/Surplus Index by Major Store Type

The quantitative comparison of retail leakage and surplus in the twelve major store types shown in the chart
and table below provides an initial measure of market opportunities. Combining this analysis with the
knowledge of the local retail situation will take the process of identifying retail possibilities one step further.

Figure | provides the leakage/surplus indices and following is the sales potential and actual sales for major
store types.

Figure |. Leakage/Surplus Index and Actual and Potential Sales by Major Store Types

Motor Vehicle Parts & Dealers
Furniture & Home Furnishing Stores
Electronics & Appliance Stores
Building Material & Garden Equipment & Supply Dealers
Food & Beverage Stores
Health & Personal Care Stores
Clothing & Clothing Accessories Stores
Sporting Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Foodservice & Drinking Places
Total

NN W

Store Type Potential Actual Sales Leakage
Motor Vehicle Parts & Dealers $138,689,876 $204,140,073 1.5
Furniture & Home Furnishing Stores $19,097,728 $7,071,954 0.4
Electronics & Appliance Stores $16,763,344 $5,597,391 03
Building Material & Garden Equipment & Supply Dealers $89,175,049 $114,308,431 1.3
Food & Beverage Stores $82,902,021 $52,525,321 0.6
Health & Personal Care Stores $32,992,372 $6,567,662 0.2
Clothing & Clothing Accessories Stores $36,430,446 $6,864,440 0.2
Sporting Goods, Hobby, Book, & Music Stores $13,279,533 $2,211,857 0.2
General Merchandise Stores $87,491,031 $33,156,165 04
Miscellaneous Store Retailers $18,338,053 $10,223,395 0.6
Foodservice & Drinking Places $68,576,251 $37,548,995
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Motor Vehicle Parts & Dealers

Expenditures at Automotive Dealers

Expenditures at Other Motor Vehicle Dealers

Expenditures at Automotive Parts, Accessories, and Tire Stores

Total Motor Vehicle Parts & Dealers

B

Store Type Potential Actual Sales Leakage
Expenditures at Automotive Dealers $119,659,978 $184,352,735 1.5
Expenditures at Other Motor Vehicle Dealers $8,562,661 $8,957,414 1.0
Expenditures at Automotive Parts, Accessories, and Tire Stores $10,467,237 $10,829,864

otal Motor Vehicle Parts & Dealers $138,689,876 $204,140, 073
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Furniture & Home Furnishing Stores

Expenditures at Furniture Stores
Expenditures at Home Furnishing Stores

Total Furniture & Home Furnishing Stores

W W

Store Type Potential Actual Sales Leakage
Expenditures at Furniture Stores $10,256,935 $5,092,669 0.5
Expenditures at Home Furnishing Stores $8,840,792 $1,979,285

otal Furniture & Home Furnishing Stores $19,097,728 $7,011, 954
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US Highway 80 & FM 548 - Forney, TX

Retail Leakage and Surplus Analysis

Sub-Categories of Electronics & Appliance Stores

Expenditures at Appliance, Television, and Other Electronics Stores
Expenditures at Computer and Software Stores

Expenditures at Camera and Photographic Equipment Stores

Total Electronics & Appliance Stores

N

Store Type Potential
Expenditures at Appliance, Television, and Other Electronics Stores $12,613,926
Expenditures at Computer and Software Stores $3,467,493
Expenditures at Camera and Photographic Equipment Stores $681,924

Actual Sales
$4,456,619
$1,140,774

$0

Leakage
0.4

03
0.0

otal Electronics & Appliance Stores $16,763,344 5597390 |
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Building Material & Garden Equipment & Supply Dealers

Expenditures at Home Centers
Expenditures at Paint and Wallpaper Stores

Expenditures at Hardware Stores

Expenditures at Other Building Materials Dealers

Expenditures at Outdoor Power Equipment Stores
Expenditures at Nursery and Garden Centers

Total Building Material & Garden Equipment & Supply Dealers
S

Store Type Potential Actual Sales  Leakage
Expenditures at Home Centers $32,224,934 $76,601,295 24
Expenditures at Paint and Wallpaper Stores $1,834,428 $0 0.0
Expenditures at Hardware Stores $6,269,672 $701,029 0.1
Expenditures at Other Building Materials Dealers $41,851,718 $27,123,033 0.6
Expenditures at Outdoor Power Equipment Stores $1,064,653 $19,983 0.0
Expenditures at Nursery and Garden Centers $5,929,644 $9,863,090

otal Building Material & Garden Equipment & Supply Dealers $89,175,049 114308, 43|
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Food & Beverage Stores

Expenditures at Supermarkets and Other Grocery (except Convenience) Stores
Expenditures at Convenience Stores

Expenditures at Specialty Food Stores

Expenditures at Beer, Wine, and Liquor Stores

Total Food & Beverage Stores

N

Store Type Potential Actual Sales  Leakage
Expenditures at Supermarkets and Other Grocery (except Convenience) Stores $71,129,461 $49,924,064 0.7
Expenditures at Convenience Stores $3,736,324 $330,944 0.1
Expenditures at Specialty Food Stores $2,400,259 $423,994 0.2
Expenditures at Beer, Wine, and Liquor Stores $5,035,978 $1,846,320

otal Food & Beverage Stores §82900,001  $51515, 32|
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Health & Personal Care Stores

Expenditures at Pharmacies and Drug Stores

Expenditures at Cosmetics, Beauty Supplies and Perfume Stores
Expenditures at Optical Goods Stores

Expenditures at Other Health and Personal Care Stores

Total Health & Personal Care Stores

N

Store Type Potential Actual Sales Leakage
Expenditures at Pharmacies and Drug Stores $28,675,213 $5,438,947 0.2
Expenditures at Cosmetics, Beauty Supplies and Perfume Stores $1,115,963 $457,705 0.4
Expenditures at Optical Goods Stores $1,204,120 $145,862 0.1
Expenditures at Other Health and Personal Care Stores $1,997,076 $525,147

otal Health & Personal Care Stores $32,992,372 $6,561, 662
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Clothing & Clothing Accessories Stores

Expenditures at Men's Clothing Stores

Expenditures at Women's Clothing Stores

Expenditures at Children's and Infants Clothing Stores
Expenditures at Family Clothing Stores

Expenditures at Clothing Accessories Stores
Expenditures at Other Clothing Stores

Expenditures at Shoe Stores

Expenditures at Jewelry Stores

Expenditures at Luggage, and Leather Goods Stores
Total Clothing & Clothing Accessories Stores

N

Store Type Potential Actual Sales Leakage
Expenditures at Men's Clothing Stores $1,666,708 $0 0.0
Expenditures at Women's Clothing Stores $6,736,894 $48,007 0.0
Expenditures at Children's and Infants' Clothing Stores $1,533,302 $298,231 0.2
Expenditures at Family Clothing Stores $14,043,604 $3,944,147 0.3
Expenditures at Clothing Accessories Stores $599,124 $99,193 0.2
Expenditures at Other Clothing Stores $1,689,841 $97,262 0.1
Expenditures at Shoe Stores $4,900,770 $2,202,929 0.4
Expenditures at Jewelry Stores $4,851,104 $I74 665 0.0

Expenditures at Luggage, and Leather Goods Stores $409,098

otal Clothing & Clothing Accessories Stores $36,430446 $6,864, 440
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Sporting Goods, Hobby, Book, & Music Stores

Expenditures at Sporting Goods Stores

Expenditures at Hobby, Toys and Games Stores
Expenditures at Sew/Needleworl/Piece Goods Stores
Expenditures at Musical Instrument and Supplies Stores
Expenditures at Book Stores and News Dealers

Expenditures at Prerecorded Tape, Compact Disc, and Record Stores

Total Sporting Goods, Hobby, Book, & Music Stores ‘
N N R R N R NS

Store Type Potential Actual Sales Leakage
Expenditures at Sporting Goods Stores $4,861,679 $995,567 0.2
Expenditures at Hobby, Toys and Games Stores $3,081,955 $981,974 0.3
Expenditures at Sew/Needlework/Piece Goods Stores $708,941 $26,037 0.0
Expenditures at Musical Instrument and Supplies Stores $842,621 $191,730 0.2
Expenditures at Book Stores and News Dealers $2,627,112 $0 0.0
Expenditures at Prerecorded Tape, Compact Disc, and Record Stores $1,I57,116 $16,548

otal Sporting Goods, Hobby, Book, & Music Stores $13,279,533 $2,211 857
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of General Merchandise Stores

Expenditures at Department Stores excluding leased depts.
Expenditures at Warehouse Clubs and Super Stores

Expenditures at All Other General Merchandise Stores

Total General Merchandise Stores

NN

Store Type Potential Actual Sales Leakage
Expenditures at Department Stores excluding leased depts. $42,641,726 $9,353,451 0.2
Expenditures at Warehouse Clubs and Super Stores $38,356,296 $19,7129,331 0.5
Expenditures at All Other General Merchandise Stores $6,487,009 $4,073,384

otal General Merchandise Stores $87,491,031 $33,156, I65
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Miscellaneous Store Retailers

Expenditures at Florists
Expenditures at Office Supplies and Stationery Stores
Expenditures at Gift, Novelty, and Souvenir Stores

Expenditures at Used Merchandise Stores

Expenditures at Other Miscellaneous Store Retailers

Total Miscellaneous Store Retailers

N

Store Type Potential Actual Sales Leakage
Expenditures at Florists $1,363,442 $1,249,405 0.9
Expenditures at Office Supplies and Stationery Stores $4,100,302 $595,945 0.1
Expenditures at Gift, Novelty, and Souvenir Stores $3,129,906 $1,726,763 0.6
Expenditures at Used Merchandise Stores $1,595,670 $2,944,613 1.8
Expenditures at Other Miscellaneous Store Retailers $8,148,733 $3,706,669

otal Miscellaneous Store Retailers $18,338,053 $10,223,395 _
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sub-Categories of Foodservice & Drinking Places

Expenditures at Full-service Restaurants
Expenditures at Limited-service Eating Places
Expenditures at Special Foodservices

Expenditures at Drinking Places -Alcoholic Beverages

Total Foodservice & Drinking Places

N ®

Store Type Potential Actual Sales Leakage
Expenditures at Full-service Restaurants $31,480,135 $20,011,083 0.6
Expenditures at Limited-service Eating Places $28,201,349 $16,409,477 0.6
Expenditures at Special Foodservices $5,777,690 $434,340 0.1
Expenditures at Drinking Places -Alcoholic Beverages $3,117,084 $694,095

otal Foodservice & Drinking Places $68,576,257 $37,548,995 _
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US Highway 80 & FM 548 - Forney, TX Retail Leakage and Surplus Analysis

Sources and Methodology

The primary data sources used in the construction of the database include:

* Current year AGS (Applied Geographic Solutions) Consumer Expenditure Estimates
* Census of Retail Trade, Merchandise Line Sales
* Census Bureau Monthly Retail Trade

The Census of Retail Trade presents a table known as the Merchandise Line summary, which relates
approximately 120 merchandise lines (e.g. hardware) to each of the store types. For each merchandise line,
the distribution of sales by store type can be computed, yielding a conversion table which apportions
merchandise line sales by store type.

The AGS (Applied Geographic Solutions) Consumer Expenditure database was re-computed to these
merchandise lines by aggregating both whole and partial categories, yielding, at the block group level, a series
of merchandise line estimates which are consistent with the AGS Consumer Expenditure database.

These two components were then combined in order to derive estimated potential by store type. The results
were then compared to current retail trade statistics to ensure consistency and completeness.
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