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1. PROJECT SETTING

The City of Lodi has invested a substantial sum of money in downtown public
improvements in order to improve the area’s economic viability. Design and
streetscape improvements have been completed, and the train station has been
transformed into a multi-modal transportation facility. In addition, a new 12-screen
movie theater has recently opened in the downtown, along with a parking garage for
moviegoers and downtown shoppers.

For the most part downtown retailers serve Lodi residents. However, the movie
theater and appliance stores attract customers from out of the community. The
delivery of services and customized products to Lodi consumers allows downtown
retailers to compete with Target, Wal-Mart, and Kmart, all of which sell some
product lines that compete with products sold at downtown stores.

Downtown Lodi’s jewelry shops and bookstores have been able to resist, if not
overcome, the economies of scale advantages owned by the big box general
merchandise stores. For example, downtown jewelry stores sold $1.42 million in
products in 2001, which was competitive with the $1.54 million of jewelry sold at
Lodi’s Target, Wal-Mart, and Kmart as shown in Figure 1. Similarly, downtown
bookstores earned $726,000 in sales in 2001, which competed well with the $450,000
of books sold at the three discount stores.'

Thus, the downtown bookstores and jewelry shops have adjusted to competition
with discount retailers by finding and occupying a niche, establishing quality
customer relations, and maintaining customer loyalty. Other specialty retailers in
downtown Lodi have also adjusted to the competition from the three discount stores
by creating their own distinct market niche. Downtown stores that did not adjust to

this competition have either gone out of business or suffered greatly from sales loss
to competition.

1.1 DOWNTOWN'’S SHARE OF LODI'S RETAIL SALES

Businesses located in Downtown Lodi earn approximately $40.6 million in sales,
which amounts to 6 percent of the city’s retail sales as shown in Table 1. The relative
strengths and weaknesses of downtown Lodi retailers are summarized below.

! See Appendix Table A-1 for estimate of discount store sales of books and jewelry. Estimates of
discount store actual sales are based on taxable sales data provided by the City of Lodi.
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FIGURE 1
Strength of Downtown
Specialty Retailers by Selected Items
($ Million)

Books

mDowntown Retail Sales
E@Discount Store Sales

Jewelry

Source: Applied Development Economics.

Note: See Appendix Table A-1 for estimates of discount store sales by products. Taxable sales data for
downtown establishments provided by City of Lodi

Strengths

Downtown Lodi is located in a relatively isolated area away from the highway

otiented commetcial strips. Downtown’s strengths relative to the entire city are listed
below.

m  Downtown apparel retailers sold $1.6 million of products, which accounts for 13
petcent of all appatel sales citywide. Forty-two percent of all shoes and 28
petcent of all women’s apparel are sold downtown.

®m  Downtown drug stores earn $9.9 million of sales, which accounts for 22 percent
of all drug store sales.

®  Specialty retail strengths among downtown establishments include gift and
novelty stotes, books, and jewelry. Other types of specialty retail stores are
extremely weak.

m  Specialty food retailers in the downtown account for $3.9 million in sales, which
tepresents 55 percent of all specialty food store sales in Lodi.

m  Furniture and home furnishing retailers downtown sold $4.7 million in goods,
which accounts for 60 percent of all home furnishing sales in Lodi.

m  Specialty downtown garden and supply establishments earn $1.6 million of sales,
which amounts to 52 percent of all sales in Lodi.

m  Stores that sell boat and mototcycle patts in the downtown area earn $2.5 million
of sales, which amounts to 56 percent of all sales in Lodi.

Applied Development Economics 2



TABLE 1

Actual Sales Earned by Downtown
and All Retail Establishments in Lodi

2000
CITY OF LODI DOWNTOWN
ReTA ToRe TvPe ACTUAL DOMIVTOUN ACTUAL SALES 1S
ACTUAL SALES
TOTAL $733,572,362 $40,565,561 6%
Apparel Store Group $12,541,498 $1,644,546 13%
Discount Stores $105,221,975
Other General Merchandise $3,974,303
Department Stores | $24,798.264 : -
Drug & Proprietary Stores $4’5,1a7,§‘é'? 39886138 - 2%
Special(y Retail Group ‘
Gifts & Novelties $1,822,012 $562,282 31%
Sporting Goods $4,503,017 $5,275
 Horsts' $1,004,306 $35,005 3%
~ Photographic Equipmen $3058773 ¢ . s0
Records & Music $1,920,039  $1,928
Books & Stationery $1,813,877 $726,039 40%
Office Supplies/Computer Equipment $7,396,631 $848,395 1%
Jewelry - $2,051,645  $1417,252 69%
Misc. Specialty Retail $10,954,313 $767,379 1%
Food, Eating and Drinking Group
Supermarkets & Convenience Stores $137,436,035 $72,052 0.1%
Specialty Food Stores $7.053575 < s38r0853 | 55%
_ Liquor S;Qres . N »$8;51‘],§3;4; . o
Eating Places ‘ o
Full-Service Restaurants $19,555,124 $2,622,630 13%
Other Eating Places © $35,158,808 ' $1,413,064 9%
Drinking Places | $9,193,444  $2496,241  21%
Furniture & Home Furnishings $7,824,718  $4,706,089 60%
Household Appliances & Electronics $14,632,348 $1,829,686 13%
Building Materials Group
- Garden Equipment & Supply Stores* _ $3064,774  $1,581454  52%
Hardware, Lumber, & Other Materials* $33,517,662 $0 %
Paint & Wallpaper* $4,651,844 $719,870 15%
Automotive Group
Car Dealers $157,649,640 $438,528 0%
Gasoline Service Stations $49,378,333 $0 %
Mobile Homes & Trailers $593781 $0 e
Auto Parts & Accessories $14,588,264 $2,405,994 16%
Boats & Motorcycles $4,513,937 $2,514,854 56%

Source: Applied Development Economics
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Weaknesses

Downtown’s primary weakness relates to its isolated location. Downtown is simply
not an appropriate area to locate big box retailers that are attracting regional
spending to Lodi. For example:

B There are no discount and general merchandise retailers in downtown Lodi.
These big box store types are not an appropriate fit in the downtown area.

There are no anchor department store retail attractions.
There are no grocery stores or supermatkets in the downtown area.

Car sales are earned outside the downtown area

1.2 LODI RETAIL SALES TRENDS

Since 1997, taxable sales in the City of Lodi have increased annually by 6 percent, for
a cumulative growth of 29 percent for the five-year period between 1997 and 2001 as
shown in Table 2. In 1997, Lodi recorded $451.1 million in taxable sales, which
increased to $581.7 million by 2001.

Taxable sales in Lodi grew at a rate faster than that for the state of California.
However, Lodi’s growth rate lagged behind growth rates for the City of Stockton
and San Joaquin County. Taxable sales gtew annually by 7 percent and 8 percent,
respectively, for Stockton and the County during the five-year period between 1997
and 2001. Moreover, in 1997 Lodi’s taxable sales tepresented 13 percent of taxable
sales in San Joaquin County. By 2001, Lodi’s shate of county taxable sales declined
slightly to 12.2 percent.

TABLE 2
Five-year Taxable Sales Trends
Lodi, Stockton, and San Joaquin County, 1997 — 2001 ($2001)

1997 1998 1999 2000 2001 1997 - 2001 Annual
Lodi $451.1 $467.5 $510.6 $546.0 $581.7 29% 6%
Stockton $1,647.3 $1,731.2 $2,500.2 $2,154.0  $2,222.5 35% 7%
San Joaquin County $3,457.7 $3,605.0 $4,042.8 $4,518.7  $4,768.8 38% 8%
California $238,973.5  $250,053.1  $270,924.7  $295,700.3 $296,077.8 24% 5%
Lodi As Percent of SJ County 13.0% 13.0% 12.6% 12.1% 12.2%

Source: Applied Development Economics, California Board of Equalization (1997-2001), and City of Lodi (2001)

1.3 LODI AS A REGIONAL RETAIL CENTER

Retailers in Lodi successfully attract regional spending that greatly exceeds spending
by Lodi residents. Data in Table 3 indicates that Lodi households spend
approximately $361 million at retail stores.” However, Lodi retailers sold
approximately $734 million during the same period of time. Thus, Lodi retailets
capture $403 million of regional sales. This means that a significant number of
people from the surrounding regional are traveling to shop at Lodi’s discount stotes,
testaurants, supermarkets, and other supporting retail stores.

2 There are 21,800 households in Lodi with an average household income of $58,000.
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TABLE 3

Estimate of Household Spending, Sales, and Spending Leakages in Lodi

2001
TOTAL I
RETAIL GROUP H(I))lé:nE‘:-l:l;.D TAXABLE SALES ACTUAL SALES LE:II\(I:GSES s Af:: c?\l:'?ll;RE

Total $361,843,172 $581,714,630 $733,572,361 $31,659,569 $403,388,759
Apparel Store Group $21,447,816 $12,541,498 $12,541,498 $8,906,318
General Merchandise Group $63,238,053 $141,937,037 $179,182,523

Discount Store and Superstore

Discount Store $20,899,721 $98,803,434 $105,221,975 $0 $84,322,253
Superstores $13,316,099 $0 $13,316,099 :

Department Stores $14,200,259 $23,285,570 $24,798,264 $0 $10,598,005
Misc. General Merchandise $4,325,908 $2,947,728 $3,974,303 $351,605

Drug & Proprietary Stores $10,496,066 $16,900,305 $45,187,981 $0 $34,691,915
Specialty Retail Group $25,005,541 $33,955,997 $34,117,830

Gifts & Novelties $1,967,121 $1,798,326 $1,822,012 $145,108

Sporting Goods $2,701,132 $4,498,514 $4,503,017 $0° $1,801,885
Florists $635,729 $999,284 $1,004,306 $0 $368,577
Photographic Equipment $323,053 $3.058,773 ~ $3,058,773 $0 $2,735,720
Records & Music $1,452,070 $1,920,039 $1,920,039 $0 $467,970
Books & Stationery $1,750,598 $1,813,877 $1,813,877 $0 $63,279
Office Supplies/Computer Equipment $4,262,404 $7,396,631 $7,396,631 $0 $3,134,226
Jewelry $2,493,413 $2,049,593 $2,051,645 $441,769

Misc. Specialty Retail $9,420,021 $10,420,959 $10,547,530 $0 $1,127,509
Food, Eating and Drinking Group $99,273,978 $106,250,511 $216,908,420 $0 $117,634,443
Supermarkets and Convenience Stores $65,240,958 $36,283,113 $137,436,035 $0 $72,195,078
Specialty Food Stores $2,018,592 $4,084,020 $7,053,575 $0 $5,034,983

Liquor Stores $2,840,529 $8,366,740 $8,511,434 $0 $5,670,905
Eating Places $29,173,899 $57,516,639 $63,907,376 $0 $34,733,477

Full-Service Restaurants $13,918,461 $17,599,611 $19,555,124 $0 $5,636,662
Other Eating Places $14,120,999 $31,642,927 $35,158,808 $0 $21,037,809

Drinking Places $1,134,439 $8,274,100 $9,193,444 $0 $8,059,005
Building Materials and Home Furnishings Group

Furniture & Home Furnishings $15,747,464 $7,809,068 $7,824,718 $7,922,746

Household Appliances & Electronics $6,390,893 $14,632,348 $14,632,348 $0 $8,241,455

Used Merchandise - $982,707 $406,783 $406,783 $575,924

Nurseries & Garden Supply Stores $3,026,338 $3,058,645 $3,064,774 $0 $38,436

Lumber & Other Building Materials $5,501,515 $15,546,291 $15,546,291 $0 $10,044,776

Home Centers and Hardware Stores $3.826,711 $17,953,400 $17.971,371 $0 $14,144,661

Paint & Wallpaper $283,238 $4,651,844 $4,651,844 " $0 $4,368,606
Automotive Group $117,118,918 $222,971,207 $226,723,960 $0 $109,605,043

New Cars, RVs and Used Car Dealers $81,183,122 $157,649,640 $157,649,640 $0 $76,466,518

Gasoline Service Stations $30,906,386 $45,625,580 $49,378,333 $0 $18,471,947

Auto Parts & Accessories $2,730,719 $14,588,264 $14,588,264 $0 $11,857,544

Mobile Homes, Trailers, Boats & $2,298,690 $5,107,724 $5,107,724 $0 $2,809,034

Motorcycles

Source: Applied Development Economics.

Note: See Appendix B for description of industry.

Applied Development Economics



The existing Wal-Mart, Kmart, and Tatget discount stores are significant regional
attractions that capture an estimated $84.2 million of regional retail sales. Essentially,

the discount stotes rely on regional sales for 80 percent of their spending as
displayed in Figure 2.’

The discount stores draw customers from a very large geography that extends south
to Marsh Lane in Stockton and north to the edge of the Sacramento County-San
Joaquin County border. The market area also includes customers from the rural
communities along Highway 12, east of Rio Vista, and to the Sierra foothill
communities of Ione and Jackson as shown in Figure 3. The market area could be

FIGURE 2
Estimate of Regional Sales
Captured by Lodi’s Discount Stores

Total Discount Store Sales
$105.2 Million

Regional
Spending
$84.3 Million
(80%%)

Source: Applied Development Economics
Actual sales derived from sales tax data provided
by the City of Lodi. Data estimates combined sales
earned by Target, WalMart and KMart

expanded significantly if new retail tenants are attracted to the proposed project.
Higher end tenants such as Michaels Crafts, Trader Joes, or Pier One Imports could
expand the market area and attract customers from Stockton neighborhoods that are
currently oriented toward competitive shopping centers.

In addition to Lodi’s discount stores, other stote type anchots that attract regional
spending are summarized below.

®  Supermarkets and convenience stores rely on regional spending for $72 million
of sales. Local spending accounts for only $65.2 million of grocery store sales.

3 Data in Appendix Table A-2 shows that Lodi’s discount stores are competing for $230 million of regional
spending at discount stores, superstores, and traditional department stores.

Applied Development Economics [



m  Eating-places attract $34.7 million of regional sales. Local spending at eating out
establishments accounts for §29.2 million of sales.

FIGURE 3
Lodi Discount Store Trade Area

+

m  Car dealers attrac‘t $76.4 million of regional sales, and have $80 million of local
spending available to capture.

®  Nearly all other retail store types have benefited from the regional draw of the
anchor tenants.

1.4 OPPORTUNITIES TO CAPTURE SPENDING LEAKAGES

New retailers that establish themselves at the Lower Sacramento and West
Kettleman intersection serve an expanded market area that attracts regional spending
into the community. Conversely, the market opportunities to capture $31.7 million
of spending leakages are limited to four store types, as described below.

Apparel Stores

Lodi has approximately $8.9 million of spending leakages among specialty apparel
stores. This is a store type that is successful when they locate adjacent to an anchor
retailer such as a discount or department store. Specialty appatel stores also do well
in vibrant downtown districts.

Applied Development Economics 7



FIGURE 4
Newest Costco Competitive
With Lodi Discount Stores

STOCKTON

&t A
N

waewe T
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1616 E Hommer Lane

Supercenters, Warehouse Clubs, and Mass Merchants

Wal-Mart, Target, and Kmatt are already established in Lodi. To date, Lodi still lacks
Costco and the large supercenters that combine groceries and discount retail under
one roof. Thus, a proposal to develop a superstore in Lodi could capture spending

leakages cutrently captured by the Costco located on Hammer Lane in Stockton, as
displayed in Figure 4.*

Jewelry

Jewelry stores are the only specialty retail store type with spending leakages,
estimated to be $442,000.

Furniture and Home Furnishings

The furniture and home furnishings store type category is not capturing
approximately $8 million of local spending. This represents a market opportunity to
expand this store type and capture local spending.

4 Costco offers a distinctly different store type product than offered by the Wal-Mart and Target superstores.

Consequently, the establishment of a superstore in Lodi will only capture some of the spending leakages in the
superstore category.

Applied Development Economics 8



2. DESCRIPTION OF PROPOSED PROJECT

The Browman Development Company has proposed to develop a new retail center
on a 35-acre site located at the corner of Kettleman Lane and Lower Sacramento
Road. The proposed Lodi Shopping Center will form the western boundary of a
retail strip that extends along Kettleman Lane, from the project site to Highway 99.
The location of the proposed project is consistent with City policies to locate new
latge-scale retailers to the four corners area. The proposed project has been scaled
down to 339,966 square feet of commercial space, of which 226,868 square feet is set
aside for a Wal-Mart Supetcenter store. The analysis and findings discussed below
are for the project as originally conceived. The proposed commercial uses are
displayed in Table 4, and described below.

TABLE 4
Browman Development Project
Proposed Space Use in the City of Lodi

PROPOSED
PROJECT (SF)

Wal-Mart Supercenter 226,868
Pharmacy : 14,788
Other Retail 67,960
Restaurant (Sit Down) 7,500
Fast Food 9,690
Gas Station
Personal Services 3,000
Business and Professional Services 5,000
Financial Institutions 5,160
TOTAL 339,966

Source: Applied Development Economics, based on information
provided
by Browman Development Company

General Merchandise Superstore

The project sponsor seeks approval to attract a 226,868 SF Wal-Mart Supercenter
store that combines the sale of grocery products with standard discount retailing. It
is estimated that the proposed Wal-Mart may allocate as much as 70,000 SF of space
for grocery store sales. The existing Wal-Mart will vacate the existing space and the
vacant space will need to be re-tenanted, which may bring in additional tax revenues
to the City of Lodi.

Pharmacy

Another key component of the proposed project is the development of 14,788 SF
that will attract a store such as Rite Aide, Walgreen’s, Longs, or another similar
national chain drug store.

Applied Development Economics 9



Other Retuil

The proposed ptoject will develop no more than 67,9000 SF of retail space, which
will be designed to attract well-known specialty retailers such as Michael’s, Pier One,
Cost Plus, Circuit City, ot other national chain stores. Some commercial spaces will
also be developed for retail tenants that require between 1,000 and 5,000 SF

Restaurants and Fast Food Establishments

The proposed project will include no morte than 9,690 SF of space for fast food
restaurants with drive-thru windows that typically occupy approximately 2,000 S.F
each. Up to 7,500 SF of additional restaurant space will also be developed for sit
down establishments.

Gas Station

The proposed project will not include a gas station component.

Non-Retail Uses

The proposed project will also include no more than 13,160 SF of space for
businesses not engaged in the area’s retail trade competition. No more than

3,000 SF of space will be developed for small personal setvice establishments such as
hairdressers and beauty shops. Up to 5,000 SF of space will be developed for
business setvice ot professional office uses, and not more than 5,160 SF will be
developed for financial institutions. ‘

Applied Development Economics 10



3. PROJECT IMPACTS

An analysis of the proposed project’s impacts depends significantly on the market
demand for its uses. Is there excess consumer spending that the proposed project
can absotb? Or, does the market viability of the proposed project rely on taking away
sales from existing stores? Accordingly, the information below estimates the amount
of new sales that the proposed project will attract to Lodi, the sales that will be taken
from existing stotes, and the sales that will be taken away from downtown
establishments.

The economic impact analysis below was petformed on the basis of the original
amount of squate footage envisioned for the project, or 389,100 square feet of
commercial space. Since completion of the report in summer 2003, the project has
been scaled down to 339,966 square feet of commercial space, of which 226,868
squate feet is set-aside for a general merchandise superstore. The analysis and
findings discussed below are for the project as originally conceived.

3.1 ESTIMATE OF SALES EARNED BY PROPOSED PROJECT

The data in Table 5 indicates that the proposed project will earn $111.5 million in
sales as described below.

B The proposed Wal-Mart Supercenter is estimated to capture $79.4 million in
sales during its first years of operation. The potential earnings by Wal-Mart are
obviously achievable, based on the fact that the existing discount stores earn
$105 million of sales, and the existing supermarkets earn $135 million of sales.5
Thus, the proposed superstore should earn at least $350 per SF of sales at the
Lodi location. The market sales already exist, and the proposed project will shift

some sales to a larger format discount store, and attract some new customers to
the market area.

m  Jtis estimated that the proposed pharmacy will earn $6.5 million of sales, which
is equivalent to the earnings of an average Walgreen’s Drug Store.® Lodi’s
existing drug stores earn $45.2 million of sales. So, market demand can be
captured at the proposed project given the attraction of the new superstore.

®  The additional space proposed to accommodate national chain store retailers will
need to earn $300 per SF in order to pay the required rents while maintaining
profitability. If successful, the other retail businesses attracted to the Lodi
Shopping Center should earn $20.4 million of sales.

5 See Appendix Table A-3, which shows that the established discount stores earn $345 per SF of sales, and the
established grocery stores earn $377 per SF of sales.
6 Source: Walgreen’s
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® It is anticipated that the proposed restaurant space will achieve $300/SF in sales,
which will amount to $2.3 million.”

B Three proposed fast food fast food establishment should earn $1 million of sales
each for a total of $3 million.

TABLE 5
Maximum Sales Earned by Retailers Attracted to
Proposed Lodi Shopping Center

PI::::: y Sah;sFPer Sales
(SF)

Wal-Mart Supercenter 226,868 350 $79,403,880
Pharmacy 14,788 438 $6,477,144
Other Retail ‘ . 67,90 300 - $20,388,000
Restaurant (Sit Down) 1500 300 ~ $2,250,000
Fast Food 9,690 313 $3,000,000
Personal Services 3,000 $0
5,000 $0

5,160 ‘ %0

339,966 $111,518,944

Source: Applied Development Economics, based on information provided by
Browman Development Company

3.2 ESTIMATED CITYWIDE IMPACTS OF PROPOSED
PROJECT :

Data in Table 6 suggests that the proposed Wal-Matt will capture $34.5 million of
additional sales once the new latge format supetstore is established at the Lodi
Shopping Center. The analysis indicates that the proposed Wal-Matt will capture
$13.5 million of local spending currently leaving Lodi, then $15.0 million will be
captured from grocery stores, and $6.4 million from the established discount stores.
Thus, the proposed superstore will add $13.5 million to Lodi’s sales tax base, and
take $21.2 million away from existing stores.

The capacity for the proposed superstore to continue to attract North Stockton
spending will depend on the competitive impacts of the proposed 750,000 SF Power
Center located at the I-5 Eight Mile Road off-ramp. This center will be anchored by
a Target and Costco, which will directly compete with box retail at Lower
Sacramento and West Kettleman.®

The emerging competition will make it neatly impossible for the proposed
superstore to expand the market area boundaries across a broader geography.
Instead, the big box retailers located at the intetsection of Lower Sacramento and

4 Restaurants such as Apple Bees earn $300/SF of sales restaurants such as Coco earn $250/SF of sales. A
mixture of national chain restaurants is assumed for the proposed Lodi Shopping Center.

8 Information on new power center developed on I-5 at Eight Mile Road was provided by Greg Folsom with the
Stockton Economic Development Division.
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West Kettleman will need to work hatd to retain their current market share in light
of the expanding competition.

TABLE 6
Estimate of Sales Retained and Taken Away from Existing Business by Proposed Project
Total Sales New Sales Spending
Earned by Earned by Established Spending Taken from
Proposed Proposed Proposed Store Leakages Established
Project Project Project Earnings Retained Stores
(0] (2) 3) (C)] (O] (6)
General Merchandise Superstore 226,868 $79.403,880
Discount Store Component 36,868 _ $10,500,000  $105,221,975 $4,050,000 $6,450,000 .
 Grocery Store Component 70,000  $24500,000 $134,631,011  $9,450,000 $15,050,000
Phamacy o 14,788 $6,477,144  $6,477,144  $45187.981  $0 $6/477.144
Other Retail [a] 67,960 $20,388,000 $20,388,000  $110,757,457  $17,457,353  $2,930.647
$2,250

Restaurant (Sit Down) 7,500 $2,250,000 000  $17.599,611 $0  $2,250,000

FastFaod 9,690 0 . $31,642927 $3,000,000
Personal Services . 3,000 S0 ‘ 50 $0
Business & Professional Services 5,000 $0 $0 $0
Financial Institutions 5,160 $0 $0 $0
Total 339,966 $111,519,024 $67,115,144 $445,040,962 $30,957,353 $36,157,791

Source: Applied Development Economics
Notes: Column (1) data consistent with data in Table 11
Column (2) data consistent with data in Table 8. Assumes that new project will relocate Target or Wal-Mart to the Lodi

Shopping Center. Proposed Superstore will create 70,000 SF of new grocery store space and 30,000 SF of new discount
store space

‘Column (3) data consistent with data in Table 4 (Column 3)

Column (4) data consistent with data in Table 8 and Table 4 (Column 4). Assumes that 70 percent of captured discount
store sales leakages will be groceties, and 30 percent will be discount store products

Row [a] data measures spending at apparel stores, specialty retail, building materials, and home furnishings

The data analysis also estimates that the other 67,960 SF of proposed retail space will
retain $17.5 million of spending leakages currently leaving Lodi, assuming that the
project sponsor attracts apparel, home furnishings, and specialty retail
establishments, which can be attracted to Lodi without taking sales away from
existing establishments.

Howevet, the estimated sales earned by the proposed pharmacy, fast food and sit
down restaurants will be taken away from existing Lodi establishments because the
new Wal-Mart Supercenter store will not expand Lodi’s market area, and attract new

customers to the community. Thus, the new stores will compete with existing stores
for a limited supply of sales.
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4. DOWNTOWN IMPACTS

It is estimated that the proposed project will take $2.1 million of sales away from
downtown establishments, which amounts to 5.1 percent of all downtown sales as
displayed in Table 7 and desctibed below.’

TABLE 7
Estimated Loss of Sales Among Downtown Establishments
Created by Proposed Project

Potential
Sales Potential
Taken from Percent Sales
Proposed Estimated Established Downtown Loss
Space (SF) Sales Businesses Sales Downtown
m (2) ®3) (C)] (5)

General Merchandise Superstore 226,868 $79,403,880  $21,500,000 0% - $0
Pharmacy 14,788 $6,477,144 $6, 477 144‘ 22% $1 424 972
Other Retail - 67,960  $20,388,000 647 10%
Restaurant (Sit Down) 7,500 $2,250,000 13% 500
Fast Food 9,690 $3,000,000 $3.,000,000 4% $120 000
TOTAL $111,519,024 $36,157,791 $2,130,536

Source: Applied Development Economics

The general merchandise supetstore will not take any sales away from downtown
establishments because downtown has already adjusted to competition with the
national discount retailers.

The largest loss of sales will be at the downtown pharmacy, which currently
captures 22 percent of all drug store sales in Lodi. It is estimated that the
pharmacy will lose $1.4 million of sales.

Other Downtown retail stores will lose $293,065 of sales to the proposed project
assuming that the project sponsor attracts store types that absorb existing
spending leakages and do not directly compete with downtown retailers

Downtown Lodi has 13 petcent of the city’s sit down restaurant market share.
New restaurants that locate at the proposed project are anuapated to take
$292,500 of sales away from downtown restaurants.

Downtown Lodi has only four percent of the city’s fast food market share. New
fast food establishments that locate at the proposed are anticipated to take
$120,000 of sales away from downtown fast food establishments.

? Column (3) quantifies the sales taken away from established businesses throughout the City as described in the previous
section. Column (4) displays downtown Lodi’s relative strength at capturing its share of local spending. For example, the
downtown pharmacy captures 22 percent of the City’s drug store sales. Sit down restaurants capture 13 percent of the City’s
sales, specialty retail captures 10 percent, and fast food captures 4 percent. Column (5) measures the loss of sales among
downtown establishments that will be created by the proposed project.
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APPENDIX A: SUPPLEMENTAL TABLES

Table A-1 Estimate of sales by merchandise line item at
Lodi’s discount stores, 2001

Table A-2 Regional Household Spending and Actual Sales
Earned by Lodi Retail

Table A-3 Estimate of Sales per SF Earnings by Lodi’s Discount
and Grocery Stores
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TABLE A-1

Estimate Of Sales By Merchandise Line Item At Lodi's Discount Stores, 2001

Discount Store Sales By

MLNO Merchandise Line Items Allocation Merchandise Line Items

Total 100% $105,221,975
100 Groceries & other food 5.9% $8,233,922
120  Meals and snacks 0.5% $472,397
130 Alcoholic drinks 0.0% $0
140 Packaged alcoholic beverages 0.0% $16,527
150 Cigars, cigarettes, and tobacco 1.2% $969,577
160 Drugs, health aids & beauty aids 13.9% $9,098,150
180 Soaps, detergents, & household cleaners 4.6% $4,507,750
190 Paper and related products 23% $2,045,395
200 Men's wear 6.4% $6,900,587
220 Women's, juniors' and misses’ wear 10.5% $10,941,492
240 Children’s wear 7.1% $15,203,279
260 Footwear, except infants' & toddlers 2.3% $1,959,803
270 Sewing, knitting & needlework goods 0.7% $710,237
280 Curtains, draperies & dry goods 4.5% $6,001,716
300 Major household appliances 0.7% $376,305
310 Small electrical appliances 2.2% $2,580,814
320 Televisions, video recorders, and tapes 4.9% $3,470,632
330 Audio equipment, musical instruments & supplies 4.1% $1,061,500
340 Furniture and sleep equipment 1.4% $2,083,890
360 Floor coverings 0.2% $358,056
370 Computer hardware, software/calc. equip., supp. 0.3% $43,375
380 Kitchenware & home furnishings 4.0% $5,634,487
400 Jewelry 1.7% $1,540,025
420 Books 0.4% $457,875
440 Photographic equipment & supplies 1.0% $1,194,548
460 Toys, hobby goods & games 5.5% $7.874,463
490 Optical goods 0.2% $177,813
500 Sporting goods 2.4% - $2,576,79
580 Recreational vehicles 0.0% $0
600. Hardware, -tools & plumbing & electrical supplies 0.5% $532,874
620 Lawn & garden equipment & supplies 2.7% $1,879,418
640 Lumber & building materials 0.4% $5,020
670 Paint & related preservatives & supplies 0.3% $25,084
680 Manufactured (mobile) homes 0.0% $0
700 Cars, trucks & powered vehicles 0.0% $0
720 Automotive fuels 0.0% $0
730 Automotive lubricants 0.0% $72,782
740 Auto tires, batteries & accessories 1.5% $294,934
780 Household fuels 0.0% $0
800 Pets, pet foods, & supplies 2.0% $1,980,390
850 All other merchandise 4.0% $3,682,744
890 Unclassified merchandisg_ 0.0‘73_ $257,323

Soutrce: Applied Development Economics
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A TABLE A-2 \
Regional Household Spending and Actual Sales Earned by Lodi Retail

Retail Group Ho:‘s’::old Taxab(l;e)Sales Actu?;)s ales
Demand (1)
Total $1,715,755,122  $581,714,630  $733,572,361
Apparel Store Group $102,131,131 $12,541,498 $12,541,498
General Merchandise Group

Discount Store  $99.450,676  $98,803,434  $105221,975
DepartmentStores  $67,754129  $23,285570  $24,798,264

" Superstore $62,728,330
Misc. General Merchandise $20,600,019 $2,947,728 $3,974,303
Drug & Proprietary Stores . $48,994,836  $16,900,305  $45,187,981
Specialty Retail Group $119,533,068 $33,955,997 $34,117,830
Gifts & Novelties 39365942 $1,798326  $1.822,012
Sporting Goods . $13,080985  $4.498,514  $4,503,017
Florists $3,053,776 $999,284 $1,004,306
Photographlc Equnpment ‘ $1,563,829 $3,058,773 $3,058,773

1 . $7.008817 1 920;039”
$§,zeo.soz . $1.813 $1,813

$20,446,417 $7,396,631 $7,396,631
$12.054906  $2.049,593 $2,051,645
$44,667,795 ~ $10,547,530
$466,625,733 $106, 250,511 $216,908,420
Stores . 3305694330  $36,283,113  $137,436,035
Specialty Food Stores - | $9,459,563  $4,084,020  $7,053,575
Liquor Stores $13,406,994 $8,366,740 $8,511,434
Eating Places $138,064,853  $57.516,639  $63,907,376
Full-Service Restaurants | 365897988  $17.599,611  $19,555,124

Other Eating Places ~~ $66,728804  $31,642,927  $35,158,808
Drinking Places $5,438,061 $8,274,100 $9,193,444

Building Materials And Home

Furmshlngs Group $1 72},1 84,103 $64,058,379 $64,098,129

Furniture & Home Furmshmgs o $7;809,’66§4 - $7.824, 718
Household Appliances & Electronics 32 $14,632,348  $14,632,348
Used Merchandise $4,694,690 $406,783 $406,783
Nurseries & Garden Supply Stores $14,529,561 $3,058,645 $3,064,774
 Lumber & Other Building Materials ~ $26,588,837  $15, 546, 1 $15,546,201

Home Centers and Hardware Stores ~~ $18,431,360  $17,953400  $17,971,371
Paint & Wallpaper $1,353,061 $4,651,844 $4,651,844
Automotive Group $555,753,090 $222,971,207 $226,723,960

Vs and Used Car Dealers
ervice Statlons '

$386,756,438  $157,649,640  $157,649,640
145,072,740  $45625580  $49,378,333
Moblle Homes, Trailers, Boats and

Motorcycles $11,102,136 $$,107,724 $5,107,724
Auto Parts & Accessories $12,821,776 $14,588,264 $14,588,264

Source: Applied Development Economics

Note: Column (1) data based on number of households and incomes earned among residents in regional market
area as displayed in Figure 3; columns (2) and (3) are taxable and actual sales earned by Lodi businesses.
Data does not include business sales earned outside the City of Lodi.
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TABLE A-3
Estimate of Sales per SF Earnings by Lodi's Discount
and Grocery Stores

SF (1) Actual Sales/SF

Sales (2)
Discount Store 304,800 $105,221,975 $345
Grocery Stores 365,000 $137,436,035 $377

Source: Applied Development Economics
Notes:

Column (1) Square Footage data provided by the City of Lodi
Column (2) Actual Sales data from Table 3

Applied Development Economics
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1. PROJECT SETTING

The City of Lodi has established the intersection of Lower
Sacramento and West Kettleman for big box commercial
shopping on all four corners, designed to attract regional
retail spending. The strategically located intersection connects
Lodi with the north Stockton neighborhoods, Interstate 5,
and job centers in East Contra Costa County. Of course,
commercial shopping centers have been developed at two
corners of the intersection, and new private investment has
been attracted to develop commercial shopping centers
proposed for the other two corners as displayed in Figure 1
and described below.

DEVELOPED SHOPPING CENTERS

® The Sunwest Plaza was first developed in 1992 on the
southeast corner of the intersection. The center has
265,000 SF of commercial space anchored by Wal-Mart
and the Food 4 Less supermarket.

® A second retail center was developed on the northeast
corner of the intersection, anchored by 120,000 SF Target
store and a 55,000 SF Safeway.

PROPOSED SHOPPING CENTERS

= The Vintner’s Square Center has been approved for the
northwest corner of the intersection. The project will
develop 217,000 SF of new retail space, which will be
anchored by 166,500 SF Lowe’s big box home center.

® Finally, the Lodi Shopping Center is proposed for the
southwest corner of the intersection. This project is
proposed to develop nearly 339,860 SF of new
commercial space, anchored by a 226,868 Wal-Mart
Supercenter Store.
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FIGURE 1
Shopping Centers at the Intersection of
West Kettleman Lane And Lower Sacramento Road
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1.1 POPULATION AND HOUSING
CHARACTERISTICS

Population in the City of Lodi and the region surrounding
this city increased significantly during the 1990s due to the
supply of affordable housing and increased employment
between Sacramento and Stockton. Table 1 shows double-
digit population growth for Lodi, Stockton, and San Joaquin
County, which grew by 10 percent, 15 percent, and 17
percent, tespectively. To the immediate north, the population
of Sacramento County expanded by 18 percent during the
1990s. By compatison, the State of California’s population
expanded by 14 percent. To be sure, Lodi’s population
increased duting the 1990s, but it did not grow as rapidly as
Stockton ot San Joaquin County as a whole.

The number of housing units in Lodi expanded by 9 percent
between 1990 and 2000, as shown in Table 2. However,
Lodji’s rate of housing growth was slower than in Stockton
and San Joaquin County, where housing expanded by 13 and
14 petcent, respectively. Housing units<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>