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I. Executive Summary

The purpose of this study is to analyze the retail market for Abilene, Kansas and the Abilene
trade area and to identify opportunities for attracting new retail businesses and/or expanding
existing retail establishments. The amount of retail demand that can be absorbed in Abilene
over the next five years has been analyzed and projected. This market study was
commissioned by the City of Abilene and the Robert Lowry Estate in recognition of several
positive growth patterns impacting the community and the city’s favorable attitude towards
attracting new business.

The most measurable success in Abilene over the past 15 years has been overall community
development in the city, which has led to a positive quality of life. The Abilene City
Commission recognizes the need to make the community as livable and attractive as
possible for residents and visitors. Recruitment successes, such as Russell Stover Candies,
the Brookville Hotel Restaurant, furniture store and a new hotel have been the result of this
overall effort.

Abilene is 150 miles west of Kansas City, Kansas and 220 miles east of the westemn Kansas
community of Colby just east of the Colorado state line.

Abilene, Kansas is the county seat for Dickinson County and is located at the junction of
Interstate 70 and Kansas State Highway 15 (See Map A). Abilene is considered the official
end of the historic Chisholm Trail where hundreds of cowboys used as a place of departure
or arrival in their travels west. This historic role along with being the hometown of President
Dwight Eisenhower account for the city’s status as a travel destination.

The primary retail market trade area is Dickinson County representing a resident population
in 2006 of approximately 19,300 persons (See Table A and Map B). The secondary retail
trade extends approximately 25 miles to Salina to the west and Junction City to the east
representing a resident population of 106,803 persons. The trade area also includes
transient persons traveling Interstate 70 between Colorado and Missouri. The Kansas
Department of Transportation indicates that Interstate 70 at Abilene has an average daily
traffic count of 15,400 vehicles in 2005.

Abilene is experiencing a surge in population. The city’s population is projected to grow to
7,208 by 2011 or an increase of 462 persons from the city estimated population of 6,746 in
2006. The single largest factor contributing to this population growth is the expansion of Fort
Riley in Geary County located east of Abilene. According to the Fort Riley officials,
approximately 9,700 military personnel and 2,000 federal civilian workers are being
redeployed to Fort Riley over a five year period. A summary of the trade area population is
presented in Table A. Detailed business, population, age, household income data for 2006
and forecast for 2011 are attached to this market study.
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Table A — Summary of Abilene Retail Market Trade Area Population 2006

Dickinson 19,209
Geary 23,356
Marion 5,200
Morris 2,420
Saline 51,762
Total 106,803

Source: U.S. Census; Kansas Water Office; Tactitian Corporation.

There is a limited amount of vacant retail space in Abilene. According to data provided by the
Dickinson County Appraiser's Office, Abilene contains 604,339 square feet of retail
development with a vacancy of 33,784 square feet in seven buildings, a retail vacancy rate of
5.6 percent. Although the City of Abilene attracts retail sales from consumers who reside
beyond the city, based on Dickinson County’s 2005 pull factor, approximately $55.8 million in
retail sales is spent by county residents outside of Dickinson County.

In conclusion, Abilene has the potential to increase its retail sales up to $20.3 million
depending on the degree of aggressiveness and marketing carried out to attract
primary and secondary trade area shoppers and visitors. It is estimated that Abilene has
the potential to capture approximately $14 million of this sales leakage plus another $6
million from the City’s projected population growth over the next five years. Expansion of
existing buildings or construction of new commercial space will be required in order to
accommodate new retail demand.

Il. Demographic Setting

In order to conduct this retail market analysis, Abilene and Dickinson County’s retail markets
were evaluated from a demographic and economic perspective. The key demographic
factors that influence retail demand are changes in population, employment, income levels,
retail sales leakages and sales injections in the market as reflected and quantified in Abilene
and surrounding community retail pull factors.
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A. Population Trends

Since 2000, the City of Abilene has grown by over 200 people (Table B). The city and
county population grew by 4.8% and 2.2%, respectively, in the 1990’s and are projected to
continue to grow through the balance of the decade. Abilene is home to approximately one-
third of the county’s residents. The City’s population is projected to grow to 7,208 by 2011 or
an increase of 462 persons from the estimated population of 6,746 in 2006.

Continued population growth will support an increase in the number and/or expansion of

retail establishments especially those businesses that are targeted to serve the areas where
the city is experiencing sales leakage.

Table B - Abilene, Dickinson County Population Trends 1990 - 2010

1990 6,242 18,928
2000 6,543 19,344
Est. 2006 6,746 20,238
Est. 2010 7,115 21,724
Est. 2011 7,208 22,008
1990 - 2000 +4.8% +2.2%
Projected 2000 — 2010: 572 2,380
Net Percent Change
+8.7% +12.3%

Source: U.S. Census Bureau; Kansas Water Office; Abilene Comprehensive Development Plan.

The single largest factor contributing to this population growth is the expansion of Fort Riley
in Geary County located approximately 25 miles east of Abilene. According to the Fort Riley
expansion impact study published in late 2006 (Strategic Action Plan and Growth Impact
Assessment for the Flint Hills Region), approximately 9,700 military personnel and 2,000
federal civilian workers are being redeployed to Fort Riley over a five year period.

The primary population and employment growth from this expansion will occur in Geary,
Riley and Pottawatomie Counties, while Dickinson, Wabaunsee, Clay and Morris Counties
are a secondary growth region. Abilene is geographically in a unique position to take
advantage of the growth. A new federal study indicates that planned troop expansions at Fort
Riley will boost the area's population by more than 27,000 over the next six years.

Since 1990, the population in the 45 to 64 year old age group has grown the most followed

RICHARD CAPLAN & ASSOCIATES page 4



ABILENE, KANSAS
RETAIL MARKET STUDY

by persons in the 20 to 44 year old age group. The younger population between the ages of
20 and 29 years has declined. (See Table C) Detailed population data for all age groups in
the trade area is attached as an appendix to this study.

Table C - Dickinson County Population By Age Group 1990 — 2000

0-19 years 5,252 5,396 2.7%
20 — 29 years 2,137 1,727 (19.2%)
30 — 44 years 3,854 4,159 7.4%
45 — 64 years 3,849 4,464 15.9%
65 and over years 3,766 3,599 (4.4%)
TOTAL 18,928 19,344 2.2%

Source: 1990 and 2000 U.S. Census.

B. Abilene Trade Area

Abilene serves a trade area of approximately 106,803 persons in parts of six Kansas

counties. Dickinson is the third most populous county within the trade area. This trade area

extends from approximately to Junction City on the east, Clay County on the north, Marion

County to the south and west to Salina. Abilene businesses and attractions serving this trade

area include:

¢ Unique dining establishments (such as the Brookville Hotel Restaurant, Kirby House),

e Two auto dealerships with broad product selection and/or prices not routinely found
elsewhere in the area, and

¢ National visitor attractions (the Eisenhower Presidential Library and Museum, Greyhound
Hall of Fame, etc.) and special events.

C. Traffic Counts

Abilene has the advantage of being located in Kansas’ Main Street — Interstate 70. Interstate
traffic passing Abilene has grown by over 18 percent in the past decade at Abilene’s main
exit from Interstate Highway 70. (See Table D) Kansas State'Highway 15 through Abilene
reported an average of 8,975 vehicles per day in 2005.

RICHARD CAPLAN & ASSOCIATES page 5



ABILENE, KANSAS
RETAIL MARKET STUDY

Table D - Interstate 70 Averaqge Daily Traffic Counts 1995 — 2005

1995 12,745 13,030
2000 15,335 15.500
2005 15,400 15.400

1995 - 2005 Change

Source: Kansas Department of Transportation.

D. Employment Trends

Another important indicator of the area's economic well being is employment. (See Table E)
Salina is the primary regional employment center in north central Kansas. There are more
than 66,000 persons employed in the trade area in 2006 including 10,426 employees in
Dickinson County (Map C).

Abilene’'s employment (the county seat and largest city in Dickinson County) has
experienced steady growth while unemployment remains low. Total employment in the
county has grown by 3.3 percent since 2000. During this same period, the State of Kansas
employment grew by 5.2 percent. Unemployment in Dickinson County has remained at its
historically lower rate than the rate of unemployment for Kansas. An expanded local
employment base further contributes to the demand for additional retail offerings.

Table E - Dickinson County Employment 2000 — 2006

2000 10,095 3.2% 3.8%

2002 9,908 4.1% 5.1%

2004 9,941 4.8% 5.6%

2006 10,426 3.6% 4.2%
2000 - 2006 331 0.4% 0.4%
% CHANGE 3.3% ) )

Source: Kansas Department of Labor.
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Map C: Trade Area 2006 Employment: 66,602
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Russell Stover Candies is the largest employer in Abilene with approximately 700
employees. The second largest employer is Duckwall/Alco with over 500 jobs. Abilene has
the flagship store and is the headquarters of this major regional discount chain ranking it third
in sales volume in the chain. The number of business establishments by category for Abilene
and the Abilene trade area is found in the appendix of this study.

E. Abilene Existing Retail Space

To strengthen Abilene’s retail market, new or expanded commercial development must
consider the availability of retail space and/or buildings. Due to recent population growth and
the lack of new commercial construction that has occurred in Abilene, there is a limited
amount of vacant commercial floor space in the city. A majority of the vacant space is
concentrated in the city’s downtown, and a majority of the city's financial and office uses and
related service activities are downtown.

An inventory of Abilene’s retail square footage indicates that Abilene’'s 200 retail
establishments contain an average of approximately 3,100 square feet. In total, Dickinson
County 2006 appraisal data classifies 199 properties with retail uses representing 604,339
square feet with a vacancy of only 33,784 square feet in seven buildings (See Table F). This
results in a retail vacancy rate of 5.6 percent. For comparison purposes, Cohen-Esrey
Real Estate reported a retail vacancy rate in nearby Topeka of 10.6 percent last year.

According to commercial real estate industry standards and spokespersons of the
International Council of Shopping Centers, a vacancy rate of 5 to 8 percent is a market
considered to be in equilibrium, accommodating natural tumover in a community. Abilene’s
low vacancy rate indicates a strong need to add new inventory to the community. This
vacancy level reveals that Abilene has both a strong retail environment yet is constrained in
its immediate growth without expansion to existing retail businesses, conversion of other
space to retail use and/or new construction.

Table F — Abilene Retail Space Inventory Summary 2006

Occupied 193 570,555 97.3%

Vacant 6 33,784 5.6%
Total 199 604,339 100%

Source: Dickinson County Appraiser's Office.
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About 10% of the city’s retail square footage can be found in the Abilene downtown area.
About 80% of retail space can be found at the north entrance to the City near Interstate 70
on State Highway K-15. The remaining 10% is spread across other parts of the City. A
majority of the city’s financial and office uses and related service activity is in the downtown.

F. Income Levels

Retail expenditures are directly influenced by the amount of disposable income in a
household. Dickinson County has the second highest median household income in the trade
area. (See Table G and Map D) Per capita income in the county is $25,724, near the middle
of the six counties in the Abilene trade area (Map E) indicating that a majority of households
in the City contain two wage eamners.

Table G — Trade Area Median Household and Per Capita Income

Clay $49,000 $29,018
Dickinson $52,700 $25,724
Geary $44.000 $30,477
Marion $49,300 $23,095
Morris $47,500 $24,099
Saline $55,800 $28,873

Source: U.S. Bureau of Economic Analysis.

income growth in Abilene and Dickinson County has been above the statewide average.
Abilene median family income grew by 72.9 percent and Dickinson County by 58.7 percent in
the 1990's, approximately 10 to 20 percent higher than the statewide median family income
(Table H). This reflects the types and wages of the new jobs that have been created in the
community. Therefore, Abilene households have been able to increase the amount of
income available for retail purchases. Detailed income figures by age groups for the trade
area are found as an appendix to this study.
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Median Family Income Comparison 1990 - 2000
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Table H - Abilene

ST

1990 $28,545 $32,296 $32,966
2000 $48,052 $43,952 $49,624
éize‘gezooo 72.9% 58.7% 48.8%

Source: U.S. Department of Commerce.

G. Average Wages

Despite a low unemployment rate, wages in Abilene in 2005 averaged slightly lower than the
trade area average of $23,999 as reported by the State of Kansas Department of Labor.
(See Table | and Map F.) Average wages are highest in the trade area’s two most populous
counties, Saline and Geary Counties followed by Abilene with an average wage in 2005 of
$23,982.

Table | - Trade Area Average Annual Wages 2005

Marion $20,433
Clay $21,049
Morris $22,444
Dickinson $23,150
Abilene $23,982
Geary $27,634
Saline $29,281
Trade Area Average $23,999

Source: Kansas Department of Labor.

H. Property and Sales Taxes

Property taxes have a direct impact on commercial rental rates and the cost of doing
business in a community. Given that there is a limited amount of vacant retail space in
Abilene and there is a need for new commercial construction, property tax rates are a cost of
doing business to existing and/or new retail tenants and those considering constructing new
commercial buildings.
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The property tax rate in Abilene is the third lowest among the six trade area counties and
almost five percent lower than the six county average. (See Table J, Map G and Map 1.)
Local property taxes are more than 15 percent higher in Junction City in Geary County in
comparison to Abilene, while property tax rates in Salina are approximately five percent
lower than Abilene.

For consumers, Abilene enjoys a competitive advantage over its neighboring communities
with regard to retail sales taxes. Sales tax rates in Abilene are the second lowest among the
six trade area counties and lower than the area average. In comparison to the area’s two
largest cities, Abilene’s total sales tax rate is 0.25% lower than Salina and 0.75% lower than
Junction City. This tax rate is especially important to consumers when it comes to purchasing
higher priced items such as motor vehicles as illustrated in the inflow of sales activity in the
automobile category discussed later in this market study.

Table J - Trade Area Cities and Counties Tax Rates

A e A A

Morris 18.19 Morris County .30%

Saline (Salina) 111.08 Salina 7.05%
Dickinson (Abitene) 116.80 Abilene 6.80%
Marion 123.49 Marion County 7.05%
Geary (Junction City) 135.46 Junction City 7.55%
Clay (Clay Center) 140.63 Clay Center 7.30%
Average 122.61 Area Average 7.00%

Source: Kansas League of Municipalities; Kansas Department of Revenue.

Another measurement of the area’s performance is the rate of growth in retail sales. Since
1995, retail sales in Dickinson County have increased more rapidly than the State of Kansas.
(See Table K) This is a reflection, in part, of an above average growth in local incomes.
Coliections on Dickinson County retail sales grew by 47.8% versus 41.6% for statewide retail
sales.
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